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1. INTRODUCTION 

This document is a Draft Environmental Impact Statement (DEIS) prepared in accordance with the State 

Environmental Quality Review Act (SEQRA) and the Final Scope adopted by the Village of Great Neck Plaza 

Board of Trustees as the Lead Agency on January 7, 2026. In accordance with 6 NYCRR § 617.8(e), the 

Board of Trustees conducted a public scoping session on December 17, 2025, and incorporated public 

feedback into the Final Scope. 

The DEIS analyzes potential significant adverse impacts associated with implementation of the proposed 

action and subsequent construction of the proposed mixed-use development. The proposed action 

requires three distinct approvals from the Village Board of Trustees (Site Plan, Conditional Use, and Permit 

of Compliance) and four zoning variance requests from the Village Zoning Board of Appeals (Height, Lot 

Coverage, Front [North] Setback and Rear [South] Setback). These approvals, along with other required 

permits/reviews/referrals (see Section 0 below), would enable the development of a 55-unit mixed-use 

residential and commercial building located at the southeast corner of Barstow Road and Linden Place in 

the Incorporated Village of Greak Neck Plaza, Nassau County, NY. The proposed building would include a 

total of 55 residential units consisting of 3 three-bedroom units, 12 two-bedroom units, and 40 one-

bedroom units, located above and adjacent to a ground-floor retail component fronting Barstow Road and 

Linden Place. The proposed structure would provide 105 below-grade parking spaces.  
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2. PROJECT DESCRIPTION AND BACKGROUND 

2.1 Project Description 

JS Barstow LLC proposes demolishing an existing commercial building and constructing a 55-unit mixed-

use building with 105 parking spaces on a ±33,388 SF/0.77-acre property located at the southeast corner 

of Linden Place and Barstow Road in the Village of Great Neck Plaza, New York. The site address is 26 

Linden Place/15 Barstow Road (Section 2, Block 83, Lots 17, 19, 20, and 22 on the Nassau County Tax 

Map). The property is in the Business B zoning district. 

Figure 1: Project Location Map 
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The site is currently developed with a one and two-story vacant commercial building. The surrounding area 

includes multi-family residential, commercial and mixed-use buildings. The site is located approximately 

500 feet from the Great Neck Long Island Rail Road station platform. The site’s proximity to transit, 

commerce, community services, and recreational resources played a key role in both the site selection 

process as well as the development of project design components. 

The proposed three-story mixed-use development consists of the following key elements:  

• 55 residential dwelling units, comprising: 

o 40 one-bedroom units 

▪ 750 to 1,000 SF 

▪ Average size: 848 SF 

▪ 12 units on 1st floor, 14 units on 2nd floor, 14 units on 3rd floor  

o 12 two-bedroom units. 

▪ 1,001 SF to 1,261 SF 

▪ Average size: 1,138 SF 

▪ Four (4) units on each floor 

o Three (3) three-bedroom units. 

▪ Each three-bedroom unit is 1,211 SF 

▪ Average size: 1211 SF 

▪ One (1) unit on each floor 

• 4,147 square feet of ground floor retail space. 

o Adjacent to the retail space, a large, landscaped open air terrace will be located at the 

corner of Linden Place and Barstow Road. 

• 105 on-site parking spaces with two below-grade levels to serve residential and retail uses. 

Each floor comprises a gross floor area of 20,153 SF. The Entry/1st floor contains 17 residential units and 

4,147 SF of retail space. The 2nd and 3rd floors each contain 19 residential units. The roof area includes 

2,168 SF of utility, stairs, and elevator bulkhead space. The roof area will also feature landscaping and 

passive leisure space for residents. 

All units feature separate kitchens, independent den areas, and separate bedrooms. While final design 

elements have not been selected yet, all units, including affordable workforce housing units, will receive 

the same high-quality appliances and finishes. As requested by the Village Board of Trustees, building 

management will monitor and ensure that dens are not converted into bedrooms. Management typically 

requires access to units for general maintenance and annual maintenance such as HVAC and appliance 

servicing; during these visits, units will be inspected to ensure no dens are converted. 

Many of the residential units feature small terraces or balcony spaces, which would also be strictly 

regulated by building management. Management will not allow the storage of large items on terraces, 

such as bicycles or boxes. In addition, tenants would not be allowed to house flammable items on the 
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terrace. Terrace guardrail heights are 42” in height (compliant with Village Code) and will be made of 

engineered glass. 

An excerpt of the architectural site plan is provided in Figure 2 on the next page, with full Site Plan and 

Zoning Analysis provided in Appendix B (Sheet A-001). 

The subject property is a sloping site, with an average grade elevation of 118.5 feet (NAVD88). The 

proposed structure will have first floor elevation of 126 feet and a roof height reaches an elevation of 159 

feet, for an overall building height of 40’6” to the roof.  Because of the topography of the site, the applicable 

curb grade is the average curb grade. The Village Code (§ 225-2 Definitions) defines the “Average Grade” 

as: “The existing legal grade taken at the property lines measured along all yards and divided by the number 

of locations taken, which in no event shall be less than four.” 

For the proposed project, the average curb grade (118.50’) was calculated by averaging the top-of-curb 

elevations (“TC EL.”) from each corner of the subject property. 

• Northeast (Linden Place/Canterbury Road): TC.EL.=128.55’ 

• Northwest (Linden Place/Barstow Road): TC.EL.=117.05’ 

• Southwest (Barstow Road/adjacent to LIRR R.O.W.): TC.EL.=108.30'  

• Southeast (Canterbury Road/adjacent to LIRR R.O.W.): TC.EL.=120.40' 

Surrounding buildings maintain similar height profiles to the proposed building. 

To the west, the Andrew Hotel (75 North Station Plaza) has a first-floor elevation of 111.55’ and a roof 

elevation of 157.22’ for an overall building height of approximately 46’. 

To the north, Barstow Plaza (17 Barstow Road) has a first-floor elevation of 113.70’ and a roof elevation of 

163.97’ for an overall building height of approximately 50 feet; Linden Plaza (1 Linden Place) has a first-

floor elevation of 130.00’ and a roof elevation of 177.02’ for an overall building height of approximately 47’. 

To the southeast, a larger mixed-use building (36 South Station Plaza) has a first-floor elevation of 102.92’ 

and a roof elevation of 184.87’ for an overall building height of approximately 82’. 

Directly to the south, the subject property abuts the Long Island Rail Road tracks, which sit considerably 

lower (elevation ~85’) compared to the surrounding street network and buildings.  
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Site Access 

The proposed project includes two independent vehicular access points that lead to the project’s below-

grade parking levels: 

• A Cellar Level, accessible exclusively from Barstow Road (54 parking spaces). 

• A Basement Level, accessible exclusively from Canterbury Road (51 parking spaces). 

The two parking levels are not connected by vehicular ramps; they are connected only via stairs and 

elevators. Public parking spaces are located near the primary entrance on Barstow Road.  

Garage operations are anticipated to include automatic entry systems for residents to minimize queuing. 

The Barstow Road garage gate will be set back over 30 feet from the curb to allow vehicles to queue 

without obstructing the travel lane. 

A third access is provided in terms of a one-way loop on Linden Place that can be used for deliveries and 

visitors for drop-off and pick-up of residents. 

The primary residential vehicular access will be on Canterbury Road via the underground parking area.  

Primary retail vehicular access and secondary residential access will be on Barstow Road via the 

underground parking area.  

 

Figure 2: Excerpt from Architectural Site Plan (A-001) 
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2.2 Purpose and Need 

The primary purpose of the proposed action is to replace a vacant and dilapidated commercial property 

with a modern and economically productive use that is compatible with the site’s zoning and corridor 

context. This infill development project is consistent with the surrounding built environment and the 

Village’s well-established downtown character. The project introduces a cohesive, mixed-use site plan with 

updated circulation, parking, landscaping, and building design. In doing so, the project will redevelop an 

underutilized downtown property with a mixed-use building that integrates residential and retail uses in 

proximity to public transportation and existing commercial activity. The proposed development would 

enhance the visual character of downtown Great Neck Plaza and strengthen the area’s appeal to residents 

and visitors. 

The project is intended to: 

- Provide additional housing opportunities within walking distance of mass transit. 

- Support downtown retail activity through the inclusion of ground-floor commercial space. 

- Reinforce the Village’s established mixed-use development pattern. 

- Improve the utilization of a centrally located property within the Village. 

2.3 Site History and Background 

The subject property is currently vacant, formerly home to several commercial operations, including 

medical offices and a gym.  

Beginning in March 2023, several site development concepts and applications were submitted to the 

Village of Great Neck Plaza for review and approval. Project submissions were made in March 2023, 

September 2023, April 2024, December 2024 and May 2025. The May 2025 development concept 

represents the subject of the Final Scope and this DEIS. 

The initial development concepts generally featured a four-story, 49’6” building (roof height), with 57 to 69 

residential units.  The initial 2023 submission contained a higher percentage of two-bedroom units (23 one-

bedroom units and 34 two-bedroom units in the initial application), while subsequent submissions 

increased the share of one-bedroom units and reduced the share of two-bedroom units. These initial 

concepts also proposed the provision of surplus parking to be made available for residents of nearby 

buildings. Lastly, these concepts featured large open-air terraces, particularly along the perimeter of the 

fourth story. 

Ultimately, from December 2024 to May 2025, the most significant project revisions were made, 

significantly reducing overall project height and overall bulk. From December 2024 to May 2025, in 

response to comments from Village elected officials and the public, the roof height of the project was 

reduced from 49’6” to 40’6”, the gross floor area of the project was reduced from 74,181 SF to 62,627 

SF, and the below-grade gross floor area was reduced from 55,253 SF to 51,497 SF.  With these changes, 

overall unit count was reduced from 65 residential units to 55 residential units. 

 



Draft Environmental Impact Statement  July 2026 

 13 

2.4 Approvals 

The following approvals/permits/reviews/referrals are required to implement the proposed action. 

Table 1: Required Approvals 

Agency  Permit/Approval  

Village of Great Neck Plaza Board of Trustees  Site Plan, Conditional Use, Permit of Compliance  

Village of Great Neck Plaza Zoning Board of 

Appeals  

Zoning Variances (Height, Lot Coverage, Front (North) 

setback, and Rear setback)  

Water Authority of Great Neck North  Water Availability and Connection 

Great Neck Water Pollution Control District  Sewer Availability and Connection  

Nassau County Planning Commission  Zoning Referral  

Nassau County Fire Marshal  Site Plan Review  

MTA Long Island Rail Road  Letter of No Objection  

Village of Great Neck Plaza Board of Trustees 

The Village of Great Neck Plaza Board of Trustees is the Lead Agency for the purposes of the State 

Environmental Quality Review Act (SEQRA). The Village of Great Neck Plaza Board of Trustees assumed 

Lead Agency status, and issued a Positive Declaration and Final Scope, requiring the preparation of this 

Environmental Impact Statement (EIS). In addition to Lead Agency coordination, the Board of Trustees is 

responsible for Site Plan Approval, Conditional Use Approval and the issuance of a Permit of Compliance. 

These approvals would follow the completion of the SEQRA process, which is anticipated to conclude in 

late 2026. 

Village of Great Neck Plaza Board Zoning Board of Appeals 

The Village of Great Neck Plaza Zoning Board of Appeals is responsible for review and approval of the 

variance requests associated with the proposed action. These variances include: 

• Height (§225-66 (A)(3)(A) 

• Lot Coverage (§225-67 (B) 

• Front (North) Setback (§225-68) 

• Rear Setback (§225-69) 

A public hearing regarding the above variance is required and will be scheduled following the acceptance 

of the Environmental Impact Statement and the issuance of a Notice of Completion. Acceptance of the 

EIS and completion of the SEQRA process is anticipated in late 2026. 

Water Authority of Great Neck North 

A letter of water availability is required from the Water Authority of Great Neck North. A copy of 

correspondence is provided in Appendix E. It is anticipated that service availability will be confirmed in 

Summer 2026. 
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Village of Great Neck Water Pollution Control Department 

The site is currently connected to the Village collection system. The Village of Great Neck Water Pollution 

Control Department is anticipated to have capacity at the treatment plant to accept flow from the proposed 

project. A letter of sewer service availability is required from the Water Authority of Great Neck North. A 

copy of correspondence is provided in Appendix E. It is anticipated that service availability will be confirmed 

in Summer 2026. 

Nassau County Planning Commission 

Based upon the subject property’s proximity to a Nassau County roadway (Grace Avenue), a Zoning 

Referral to the Nassau County Planning Commission (NCPC) is required for the proposed project. Following 

referral of the proposed action, NCPC follows a 30-day referral timeline, whereby NCPC staff will review 

and schedule the project for the next available NCPC hearing (held every other week) and present a 

recommended action (NCPC may recommend Local Determination, Project Modification or Project Denial). 

Within two (2) days of the hearing, NCPC will issue a resolution with its recommendation to the Village of 

Great Neck Plaza. It is anticipated that the NCPC Zoning Referral will occur in Fall 2026. 

Nassau County Fire Marshal 

The Nassau County Fire Marshal Site Plan Review is anticipated to occur in Fall 2026. Appropriate members 

of the architectural and engineering design team would participate in this consultation with the Fire 

Marshal. 

MTA Long Island Rail Road 

The Applicant will coordinate a submission to the Long Island Rail Road (LIRR) to obtain a ‘Letter of No 

Objection’. One of the critical MTA LIRR requirements is the submission of 100% Design Plans for agency 

review. Once engineering and design plans have progressed to the 100% submission level, all design 

documents will be submitted to MTA LIRR for review. 100% Design Plans are anticipated to be completed 

in 2027, with the MTA LIRR submission to follow shortly thereafter. 
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3. EXCAVATION AND CONSTRUCTION IMPACTS 

3.1 Subject Property Soils 

The Soil Conservation Survey (SCS) of Nassau County provides information that is useful as a general 

evaluation of the on-site soil composition. According to the SCS, 94% of the soil on site is classified as 

Urban Land-Hempstead Complex (Ug) and 6% of the soil on site is classified as Urban Land-Montauk 

Complex, 3 to 8 percent slopes (UnB).  

Urban Land-Hempstead Complex (Ug): The surface is predominantly covered by asphalt, concrete, 

buildings, or other impervious structures, making up about 60% of the map unit. The remaining soil portion 

(about 40%) is the Hempstead series, which typically consists of deep, well-drained, loamy soils. 

Urban Land-Montauk Complex, 3 to 8 percent slopes (UnB): UnB soil consists of urbanized areas and very 

deep, well-drained soils. This unit comprises approximately 60% urbanized area, 25% Montauk soils, and 

15% other soils. The UnB portion of the Subject Property is relatively small and located along the southern 

edge of property, adjacent to the Long Island Rail Road. 

A soil boring exploration was performed by East Coast Geoservices, LLC on May 1, 2026. This soil boring 

(Soil Boring B-1 on Civil Plan SP-4 Grading and Drainage Plan) utilized standard penetration testing 

technique and was performed in accordance with ASTM D-1586 guidelines. Ground elevation at soil boring 

B-1 was 108’ (NAVD88), located along the western edge of the Subject Property. Groundwater was not 

encountered during this test. The boring penetrated 45’ below the ground surface, revealing a mix of silty 

gravel, fine sand, fine silty sand and clay within the first 25’ and a more consistent clay makeup in the 

bottom 20’. From 35’ to 45’, the boring revealed consistent reddish-brown clay, becoming wet at 45’ below 

the ground surface. The fine sand found in the first 25’ is generally associated with high stormwater 

infiltration rates. 

Overall, these soil characteristics are fairly typical for a redevelopment property located on a highly 

developed commercial and mixed-use corridor. As such, Subject Property soils are not anticipated to 

introduce engineering limitations or adverse impacts to local or regional soil conditions.  

3.2 Phase I Environmental Site Assessment 

A Phase I Environmental Site Assessment (ESA) was performed by Laurel Environmental Geosciences, 

DPC (Laurel) on the Subject Property in April 2026 (full report provided in Appendix F). The purpose of A 

Phase I ESA is to determine if any recognized environmental conditions (RECs) exist at the Subject 

Property. RECs would include but are not limited to hazardous/toxic wastes or raw chemicals stored, 

dumped, or spilled on the site; underground storage of hazardous materials, and identification of potential 

off-site sources of hazardous waste contamination. 

The Phase I ESA revealed one (1) significant data gap (unknown status of a 550-gallon diesel underground 

storage tank), (1) historical recognized environmental condition (closed New York State Department of 

Environmental Conservation Spill Numbers 0911738 and 9311644), and two (2) business environmental 

risks (presence of asbestos-containing materials, water damage, and mold growth; and ponding of water 

in parking lot areas) in connection with the Subject Property. It is Laurel’s opinion based on the findings of 

this Phase I Environmental Site Assessment, that a Phase II investigation of the Subject Property may be 

warranted. 
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Phase I ESA Recommendations 

Laurel Environmental Geosciences recommends the following items based on the above conclusions. 

• Review New York State Department of Environmental Conservation (NYSDEC) FOIL 

documentation, upon receipt, to confirm the removal location and closure status of the reported 

550-gallon diesel underground storage tank (UST) depicted on 1977-1978 survey. 

If adequate documentation cannot be obtained, the following actions are recommended: 

o Perform a geophysical survey to determine if any on-site abandoned USTs are present at 

the Subject Property. 

o If UST(s) are identified, conduct a targeted subsurface investigation, including soil 

sampling to evaluate potential petroleum impacts prior to tank removal/abandonment. 

o Any tank removal activities should be conducted in accordance with Nassau County 

Department of Health (NCDH) regulations. 

• All identified asbestos-containing materials (ACMs) should be abated by a licensed contractor and 

managed in accordance with Federal, State and local requirements. 

• Performance of surface and air mold sampling. Any identified mold conditions should be abated 

by a licensed contractor and managed in accordance with Federal, State and local requirements. 

• General maintenance of parking lot drains to prevent ponding of water. 

3.3 Construction Overview 

This section provides a description, quantification, and analysis of the construction methods and impacts 

associated with the proposed demolition and new construction at 26 Linden Place/15 Barstow Road, Great 

Neck Plaza, Nassau County, New York (Section 2, Block 83, Lots 17, 19, 20 & 22). 

The proposed project consists of the construction of a new three-story concrete residential building with a 

cellar-level parking structure. 

The Site Safety and Logistics Plan (SSLP) for this project was prepared by Valjato Engineering, P.C. (249 

Hinsdale Street, Brooklyn, NY 11207) as logistics consultant, with C3D Architecture PLLC (307 7th Ave, 

14th Floor, New York, NY) serving as architect of record. The general contractor is Lions Group II, LLC, 

located at 425 Northern Boulevard, Great Neck, NY. The construction will comply with all applicable 

provisions of Chapter 33 of the New York State Building Code and OSHA 1926 Standards for Construction. 

In addition to these provisions, the contractor will perform a site-wide rodent inspection prior to 

commencement of construction.  

3.4 Construction Hours 

Construction activities would be confined to the hours defined in Village code §89-27 (Definitions - 

Permitted Hours): 

• Weekdays from 8:00 a.m. to 5:00 p.m. 

• Saturdays from 9:00 a.m. to 5:00 p.m. 

• No hours on holidays specified in Village Code § 206-1. 
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Typical construction worker arrival occurs by 7:00 a.m. for staging and preparation for the day, so 

construction trips typically arrive outside weekday AM peak hours. Often, construction workers begin 

leaving around 3:00 p.m. which is prior to the weekday PM peak hour. 

3.5 Construction Methods and Phasing 

The construction program is organized into four primary phases as reflected in the approved Site Safety 

and Logistics Plan drawings (provided in Appendix B - SSP-001.00 through SSP-401.00), each with distinct 

logistical and safety requirements: 

3.5.1 Demolition Phase (Appendix B SSP-100.00) 

The demolition phase is anticipated to last approximately two months. Demolition will be executed in four 

sequential sub-phases (Demo Phase 1 through Demo Phase 4) as depicted on the Demolition Logistics 

Plan (SSP-100.00). A mechanical excavator will be utilized as the primary demolition equipment, positioned 

within the construction-barricaded area. Demolition will proceed in a controlled, phased sequence to 

minimize impacts to adjacent properties, including the four-story building at 17 Barstow Road, the five-

story building at 1 Linden Place and the Long Island Rail Road property to the south. 

A dumpster storage area and material storage area will be maintained within the barricaded construction 

zone, to be relocated as needed throughout the demolition sequence. Skylight and roof protection installed 

during the demolition phase shall remain in place and will be utilized for the entirety of the construction 

phase. 

3.5.2 Foundation Phase – Cellar Excavation (Appendix B SSP-200.00) 

The foundation phase is anticipated to last approximately three months. Following demolition, foundation 

work will commence with excavation for the cellar parking level at elevation -10'-10". An FD4000/FD3000 

(without pusher axle) concrete pump truck with an 11-yard drum will be utilized during this phase, as 

specified in the equipment schedule on drawing SSP-200.00. Concrete pump trucks will stage along 

Barstow Road, with flagmen positioned at the equipment gate and along the street to direct pedestrian 

and vehicular traffic. 

Guard rails and a ramp-down will be provided at the cellar excavation perimeter. Washout boxes/stations 

will be established on-site to manage concrete washout in compliance with applicable stormwater 

regulations. The sidewalk along the project frontage on Linden Place will be closed for the duration of 

construction, with a sidewalk shed supported on needle beams installed to protect the pedestrian pathway. 

3.5.3 Superstructure Phase – 1st Floor Through Roof (Appendix B SSP-300.00, SSP-301.00, SSP-302.00) 

Superstructure construction will progress from the first-floor level (+7'-6" / elevation 126.00') through the 

second floor (+19'-6"), third floor (+30'-0"), and roof (+40'-6"). Concrete pump trucks will be positioned along 

Barstow Road for all concrete pours, with flagmen at all active equipment gate locations during material 

deliveries and concrete operations. Washout boxes/stations will remain active throughout this phase. 

A Grove GMK 3050B mobile crane (full/mid outrigger spread configuration, radius 80') will be utilized for 

roof-level work during the superstructure-to-roof phase (SSP-302.00). The crane will operate with front and 
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rear landing and pick points defined on the logistics plan, with outrigger spreads of 20.3' (full) and 14.4' 

(mid). Flagmen will be stationed at required locations during all crane operations. 

3.5.4 Scaffold Phase (Appendix B - SSP-400.00, SSP-401.00) 

The scaffold phase will follow the superstructure phase, lasting approximately five months. A supported 

pipe scaffold with debris netting will be erected around all four building elevations (North, South, East, and 

West) following the superstructure phase. The scaffold will be maintained one frame higher than the active 

erection deck at all times. The bottom, outer faces, and ends of the scaffold enclosure will be clad with 

debris netting or ¾" plywood to prevent the falling of material and debris. The enclosed scaffold will be 

omitted as required in crane operating areas. Vertical netting will be maintained in place until the building 

facade fully encloses each working floor. 

3.6 Noise, Vibration, Fugitive Dust, and Air Quality Impacts 

Construction activities will generate temporary noise, vibration, and fugitive dust impacts typical of urban 

demolition and concrete construction. Noise-generating activities will include mechanical demolition with 

an excavator, concrete pumping and placement, crane operations, and general construction trades. All 

construction activities will be conducted during permissible working hours in accordance with applicable 

Village of Great Neck Plaza and Nassau County regulations. 

Vibration impacts are anticipated primarily during the demolition phase and during foundation/excavation 

operations. The contractor will monitor vibration levels at adjacent structures, including the four-story 

building at 17 Barstow Road, the five-story building at 1 Linden Place, and the Long Island Rail Road 

R.O.W., to ensure compliance with applicable thresholds. 

Fugitive dust will be controlled through standard best management “erosion and sediment control” 

practices, including wetting of exposed soils, covering of material stockpiles, and use of wheel-wash or 

road-cleaning equipment as required. All construction vehicles will comply with applicable emissions and 

idling standards. Concrete washout will be managed through the designated washout boxes/stations on-

site, preventing discharge to the municipal storm sewer system. 

3.7 Excavation, Dewatering, Erosion, and Sedimentation 

Excavation will be required to achieve the cellar parking level at elevation -10'-10" (approximately 10.83 feet 

of excavation below average grade at ±0'-0" / elevation +118.5'). In accordance with Section 3304 of the 

New York State Building Code, excavation and fill will be constructed and protected to prevent 

endangerment of life or property. Existing footings and foundations of adjacent structures that may be 

affected by excavation will be adequately underpinned or otherwise protected against settlement. Written 

notification of the excavation will be provided to the owners of adjoining buildings not less than 10 days 

prior to the scheduled commencement of excavation, as required by Section 3307.1. 

Given the depth of excavation at approximately 11 feet below grade, the potential for groundwater 

encroachment and the need for dewatering will be evaluated based on subsurface investigation findings. 

If dewatering is determined to be necessary, a dewatering plan will be developed in coordination with the 

Nassau County Department of Public Works and applicable regulatory agencies. Dewatering discharge will 

be managed in compliance with applicable SPDES permit requirements. 
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The potential for erosion and sedimentation during earthwork operations will be managed through 

implementation of a conceptual erosion and sediment control plan. Stormwater control measures will 

include but are not limited to: perimeter silt fencing with dust control, stabilized construction entrance/exit 

(located off of Canterbury Road), inlet protection for existing catch basins adjacent to the project site along 

Linden Place and Barstow Road, concrete washout containment, and prompt stabilization of disturbed soil 

areas. Existing retaining walls along the south side of the subject property (adjacent to the Long Island Rail 

Road) will remain in place. The site contractor will be responsible for protecting all infrastructure outside 

of the property. 

 All erosion and sediment control measures will be maintained in good condition for the duration of 

construction and will be removed upon site stabilization following project completion. 

The contractor shall ensure that any damage to roads or sidewalks caused during construction activities is 

repaired, resurfaced, and restored to its original condition upon project completion. 

3.8 Pedestrian Impacts and Sidewalk Conditions 

Pedestrian impacts will be managed in accordance with Chapter 33 of the New York State Building Code 

and applicable Nassau County and Village of Great Neck Plaza requirements. A sidewalk shed supported 

on needle beams will be installed along the full length of the project frontage on Linden Place for the 

duration of construction. The sidewalk shed will provide a minimum clear height of 8 feet, be designed to 

support a minimum live load of 150 psf (pounds per square foot) and will be illuminated at all times. Wire 

mesh will be installed on the underside of the shed roof. 

The sidewalk along the project’s Linden Place frontage will be closed to pedestrian traffic, with appropriate 

signage and directional barricades provided to direct pedestrians around the construction zone in 

compliance with Section 3306 of the New York State Building Code. An ADA-compliant curb ramp will be 

provided by the contractor as required for pedestrian access from the sidewalk to the temporary walkway.  

An 8-foot-high solid chain-link construction fence will be installed around the perimeter of the construction 

site in compliance with Nassau County requirements. Construction gates will be chained and locked after 

working hours. Five-foot (5') clearances will be maintained at all existing fire hydrant locations in accordance 

with applicable requirements. Tree protection, lamp pole protection, and ADA curb ramp details are 

provided on drawing SSP-020.00. 

3.9 Transportation Impacts and Traffic Management 

Construction activities will generate temporary impacts to the roadway network along Linden Place and 

Barstow Road. Concrete pump trucks and delivery vehicles will stage along Barstow Road during 

foundation and superstructure concrete pours. The Grove GMK 3050B mobile crane will occupy a portion 

of the Barstow Road right-of-way during roof-level crane picks. Flagmen will be stationed at equipment 

gates and along affected street frontages during all material deliveries, disposal pickups, and crane 

operations to direct pedestrian and vehicular traffic safely. 

Construction workers will not be permitted to park on streets surrounding the construction site; the 

contractor will make arrangements for van pickups and drop-offs at a convenient park-and-ride location. 
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Truck traffic for demolition debris and construction material deliveries will be managed to minimize peak-

hour conflicts and to protect the integrity of roadway surfaces. Any damage to roads or sidewalks resulting 

from construction activities will be repaired and restored to original condition upon project completion. 

Construction and demolition (C&D) debris generated during the demolition and construction phases will be 

managed within the construction-barricaded area utilizing designated dumpster storage areas as shown on 

the logistics plan drawings. Dumpsters will be relocated as needed throughout the construction phasing 

sequence. All C&D debris will be transported off-site by licensed haulers to permitted recycling or disposal 

facilities in compliance with applicable New York State and Nassau County regulations. 

3.10 Construction Phase Traffic Volumes 

Operation of construction vehicles will be associated with the site and building construction. Most of the 

construction activity and related traffic will be due to the removal of existing building/site material. The 

number of construction vehicles associated with the actual building process will be smaller and less 

concentrated. 

The predominant anticipated construction route would be to take Grace Avenue to Middle Neck Road, 

which accesses the Long Island Expressway and Northern Boulevard.  Truck trips for debris removal will 

be scheduled to avoid peak traffic hours to the extent practicable, and flagmen will be present at the 

construction gate during all debris pickup operations. 

The ITE Trip Generation Manual does not contain data on construction phase trips for any land use. Thus, 

trips for each construction phase were estimated using information about the volumes of material that 

would be transported and the sizes of construction vehicles that would be transporting the material. 

Based on the size of the property and depth of the proposed foundation, the most intensive portion of 

construction will be the excavation portion of the Demolition Phase, during which there will be removal of 

site material down to the two sub-grade parking levels. The construction assessment is specific with 

respect to the dewatering discussion and 11-foot excavation depth. For the purposes of calculating 

construction phase truck trips, this part of the analysis considers a 14-foot depth for the entire site, as a 

conservative measure. A more precise estimate of C&D volume will be provided upon finalization of the 

demolition scope drawings prepared by Ermal Paluchi, P.E. 

This busiest segment of the construction schedule will occur over a 2-month period. With an average of 

20 working days per month, this corresponds to 40 working days. This number can be rounded down 

slightly, say by 10%, to conservatively account for individual days when conditions may not permit work 

(i.e., holidays, poor weather). There are therefore 36 working days to complete this work. 

It can reasonably be assumed that this material will be removed in 20-yard trucks. This material needs a 

small 5% “fluff” factor to account for the fact that the material will not all be completely packed down. 

Moving the material will introduce air voids, and the trucks may not be exactly filled to capacity. The truck 

trip calculation is as follows: 

• 33,388.30 s.f. x ±14 feet of depth = 467,436 cubic feet of material, or 17,312 cubic yards 

• Add a 5% fluff factor = 17,312 x 1.05 = 18,178 cubic yards 

• 18,178 cubic yards over 36 work days = 505 cubic yards per day 
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• 9 work hours per day (Village noise ordinance): 505 cubic yards per day = 56 cubic yards per hour 

• 56 cubic yards are served with 3 20-yard trucks per hour 

The truck traffic volume is expected to be 3 trucks per hour, which is not significant enough to impact 

traffic flow in the area. 

At the start and end of each workday, construction workers would commute to the work site, typically in 

carpools.  It is conservative to consider an average of 1.25 workers per vehicle, and for the excavation 

phase, 30-40 total workers including the truck drivers for the 20-yard trucks.  This corresponds to 24 to 32 

trips associated with construction workers. 

The projected trip numbers are smaller than the numbers of peak hour trips analyzed for the full buildout 

of the project. Therefore, the construction phase is not anticipated to create short-term intersection 

impacts that warrant mitigation, beyond the traditional Work Zone Traffic Control measures to separate the 

work site from vehicular and pedestrian traffic. 

3.11 Material, Vehicle, and Equipment Storage/Staging; Worker Parking 

All construction materials, equipment, and dumpsters will be stored within the construction-barricaded 

area for the duration of the project. The material storage area will be relocated as needed to accommodate 

the active phase of construction. A parking area relocation zone is identified along Barstow Road on the 

demolition logistics plan (SSP-100.00) and will be managed as required during construction. 

Construction workers will not be permitted to park on the streets immediately surrounding the construction 

site. The contractor will arrange for van pickup and drop-off services for workers at a convenient park-and-

ride location to minimize congestion on adjacent streets. A guard booth will be established on-site, and all 

construction ingress and egress will be managed through designated entry/exit points identified on the 

logistics plan drawings. 

Construction materials and equipment will not be placed so as to obstruct access to fire hydrants, catch 

basins, manholes, utility poles, or fire alarm boxes, nor will materials be located within 20 feet of a street 

intersection, in accordance with Section 3308.1.1 of the New York State Building Code. 

3.12 Utility Connections and Potential Undergrounding 

Underground utilities are present along Linden Place and Barstow Road, as indicated on the logistics plan 

drawings (including gas lines marked "G" and telecommunication lines marked "T"). The contractor will be 

responsible for identifying, protecting, and coordinating with all applicable utility providers prior to 

commencement of excavation. All utility location and protection work will comply with New York State 

Industrial Code Rule 753 (One Call requirements). 

Any opening of sidewalks or roadways for utility installation or connection work will require coordination 

with the Village of Great Neck Plaza, Nassau County Department of Public Works, and applicable utility 

companies, and will be performed in accordance with the applicable permit requirements. The potential 

for undergrounding of overhead utilities adjacent to the project site will be evaluated during final design 

coordination. 
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3.13 Potential Flooding Impacts 

The cellar excavation extending to approximately 10'-10" below grade may be susceptible to stormwater 

intrusion during precipitation events. The contractor will implement appropriate temporary measures to 

manage surface water runoff and prevent ponding within the excavation, including pumping as necessary. 

Inlet protection will be maintained at existing catch basins along Linden Place and Barstow Road to prevent 

sedimentation of the municipal storm sewer system during construction. Upon completion of the project, 

site drainage will be restored and improved in accordance with the approved site plan and applicable 

stormwater management requirements. 

3.14 Visual Impacts During Construction 

Construction activities will result in temporary visual changes to the project site and its immediate 

surroundings. The 8-foot-high chain-link construction fence, sidewalk shed, and pipe scaffold with debris 

netting will be visible from Linden Place and Barstow Road for the duration of construction. These elements 

will be maintained in a neat and orderly condition throughout the project. The construction fence will be 

painted or finished in compliance with Nassau County requirements. Upon completion of construction, all 

temporary protective structures, barriers, and hoarding will be removed, and the streetscape will be 

restored to equal or better condition than it was in prior to construction commencement. 

3.15 Fire Safety, Emergency Access, and Site Safety Provisions 

Fire safety provisions will be implemented in accordance with Sections 3309 through 3312 of the New 

York State Building Code. Portable fire extinguishers sized for at least ordinary hazards will be provided at 

each stairway on all floor levels where combustible materials have accumulated, in every storage and 

construction shed, and wherever special hazards exist. A temporary water supply for fire protection will be 

made available as soon as combustible material accumulates on-site. 

Emergency services have been identified as follows: North Shore University Hospital (300 Community 

Drive, Manhasset, NY; (516) 562-0100) serves as the designated medical emergency facility; Vigilant Fire 

Corp (83 Cuttermill Road, Great Neck, NY; (516) 487-1086) serves as both the ambulance and fire 

department responder; and the Great Neck Police Department (1 Cedar Drive, Great Neck, NY; (516) 487-

7700) provides police emergency response. 

Unobstructed access to all existing fire hydrants along the project frontage will be maintained throughout 

construction, with 5-foot clear access maintained on both sides of each hydrant and chain-link guard 

barriers with FDNY access signage provided as required. Existing manhole and catch basin access will 

likewise be maintained at all times. 

3.16 Construction Schedule, Coordination, and Community Considerations 

The overall construction timeline for the proposed project is estimated at approximately 30 months, 

encompassing the demolition, foundation, superstructure, and finishes phases. The demolition phase 

alone is anticipated to require approximately two months, as indicated on the Site Safety and Logistics 

Plan. A detailed construction schedule will be provided as it is developed in coordination with the general 

contractor, Lions Group II, LLC. 
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Prior to commencement of work, the Site Safety and Logistics Plan will be distributed to, coordinated with, 

reviewed, commented upon, and agreed to by all trades and subcontractors. The contractor will coordinate 

with the Village of Great Neck Plaza, Nassau County Department of Public Works, and other relevant 

entities throughout the construction program to minimize disruption to the surrounding community, 

pedestrians, and traffic. All required permits and approvals will be obtained by the owner prior to 

commencement of any construction activity. 

Compliance with all applicable city, state, and federal rules, regulations, and codes — including OSHA 1926 

standards and New York State Building Code Chapter 33 — shall be the sole responsibility of the 

Construction Manager and/or the General Contractor throughout the duration of the project. 
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4. WATER RESOURCES 

Water use and sanitary flow will be projected for existing conditions (i.e., development in accordance with 

existing zoning), using the Nassau County Department of Public Works Minimum Design Sewage Flow 

Rates. Consultation regarding water availability will be undertaken with the Water Authority of Great Neck 

North, the water purveyor supplying the proposed project. Sewage generation will be projected and 

consultation with the Great Neck Water Pollution Control District will be undertaken to determine sewer 

availability and capacity of the sewage treatment plant. Mitigation measures that will be employed to 

minimize impacts on groundwater and to minimize overall water demand will also be documented in this 

section of the DEIS. 

Using available information, the DEIS will document any recent incidents of flooding of the project site and 

neighboring buildings, including the extent and causes of such flooding. The compliance of future 

development with applicable stormwater management requirements will be presented along with a 

conceptual stormwater management plan. This will include requirements for permanent stormwater 

management facilities for the developed site and how such measures will minimize the impacts related to 

the potential for flooding. 

4.1 Groundwater 

The subject property is not located in a Special Groundwater Protection Area (SGPA) as designated by the 

Nassau County Department of Health and Long Island Comprehensive Special Groundwater Protection 

Area Plan. An SGPA is defined by the Long Island Regional Planning Board as a “recharge watershed area 

within a designated sole source area contained within counties having a population of one million or more 

which is particularly important for the maintenance of large volumes of high-quality groundwater for long 

periods of time.”  

Article X of the Nassau County Public Health Ordinance was drafted to help protect the aquifer by regulating 

the discharge of sewerage and industrial wastewater. Because the proposed mixed-use development 

would be connected to the public sewerage collection system and would not generate industrial 

wastewater, the development restrictions of Article X would not apply. 

The site is located in Hydrogeological Zone I. Areas designated as such are identified as "deep recharge 

areas" important to the groundwater aquifers. Hydrogeological Zone I is one of the three (3) major deep 

recharge zones of Long Island. Nitrates from fertilizers and on-site waste disposal systems have 

contaminated portions of this zone. Additional contamination has also occurred in parts of the Zone from 

synthetic organic chemicals derived from industrial and other activities. Zone I contributes water to the 

Magothy aquifer and is the major water supply for Nassau and Suffolk residents. As such, it is closely 

monitored and protected.  

The three (3) major aquifers or saturated water-bearing strata beneath the surface of Nassau and Suffolk 

Counties are the Upper Glacial, Magothy, and Lloyd aquifers. The Upper Glacial and Magothy aquifers are 

the major sources of drinking water for Long Island. Groundwater below the site generally flows in a north-

northwesterly direction toward the shore where it discharges to the bays and harbors of the Long Island 

Sound. 
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Groundwater conditions were assessed on information provided by the Nassau County Department of 

Public Works (NCDPW) and the United States Geological Survey (USGS). 

NCDPW) provided recent groundwater well information for Well No. N12082. 

• Measuring Elevation: 111.31 ft. 

• Most Recent Depth to Water: 92.96 (05/13/2026) 

• Most Recent Water Elevation: 18.35 (05/13/2026) 

• Historic Maximum Elevation: 20.09 (03/16/2006) 

• Historic Minimum Elevation: 4.51 (08/20/1992) 

• Datum: Mean Sea Level 

• Well Location: Allenwood Park. Plymouth and Allenwood Roads. 

USGS also maintains a nearby groundwater monitoring well (Well No. N12469.1), located approximately 

1,000 ft. to the southwest of the subject property. This well reports a depth to water of 86.35 ft. The USGS 

Long Island Depth to Water and Hydrologic Conditions Mapper1 also provides interpolated topographic and 

groundwater data to estimate depth to water for any location on Long Island. Using this tool, the subject 

property has an estimated depth to water measurement of approximately 88 feet in the southwest corner 

of the site and approximately 109 feet in the northeast corner of the site. 

4.2 Water Supply 

The Water Authority of Great Neck North provides water service to the existing building. The proposed 

project would utilize this existing connection (off Linden Place near the main entrance). See Civil Plan Set 

– Sheet SP-5 (Appendix B) for additional utility coordination information.  

The proposed project would increase area water consumption. The calculated projected water use for the 

proposed project is approximately 12,924 gallons per day (Table 2). It is anticipated that all landscaped 

areas (lawn area, shrubs and trees) will be serviced with an automatic, subsurface irrigation system utilizing 

mist spray heads to guarantee full coverage of the proposed plants. Irrigation systems are typically 

designed to deliver approximately 0.5 inches of water per week to these plantings for six months a year. 

A rain sensor would be provided to reduce water usage when the ground is sufficiently moist due to natural 

precipitation. 

Table 2: Projected Water Use2 

Proposed Quantity gpd/unit/SF 
Gallons per day 

(gpd) 

1 br 40 Units 200 8,000 

2 br 12 Units 300 3,600 

3 br 3 Units 400 1,200 

Commercial 4,417 SF 0.03 124 

Irrigation System -  - TBD 

Total Proposed 12,924 

 
1 Long Island Depth to Water and Hydrologic Conditions Mapper, accessed May 15, 2026 
<https://ny.water.usgs.gov/maps/li-dtw> 
2 Nassau County Department of Public Works (NCDPW) Minimum Design Sewage Flow Rates (2008) 
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Water conservation methods would reduce consumption of public water. It is anticipated that any irrigation 

systems would be tied to moisture sensors and timers set for early morning use to reduce evaporation 

losses. Drip irrigation would be used wherever practical to reduce evaporative losses and erosion. Drought-

tolerant plants would be used where possible to reduce irrigation needs. Use of compost would conserve 

moisture in planting beds. Water conservation techniques would be incorporated into the design of the 

kitchens and bathrooms including low-flow showerheads, faucets, and toilets. Roof collection systems 

would return rainwater to the ground through the use of drainage chambers and wicks. Sanitary 

wastewater discharged from the residential units would be connected to the public sewer system to 

protect on-site groundwater. 

4.3 Wastewater 

The existing building is currently connected to the wastewater collection system operated by the Village 

of Great Neck Water Pollution Control Department. The proposed project would utilize this existing 

connection (off Linden Place near the main entrance). See Civil Plan Set – Sheet SP-5 (Appendix B) for 

additional utility coordination information. 

Wastewater is projected to be approximately equivalent to water consumption (exclusive of irrigation). As 

such, sewage generated by the proposed mixed-use building is estimated to be 12,294 gpd. The Village of 

Great Neck Water Pollution Control Department is anticipated to have capacity at the treatment plant to 

accept flow from the proposed project. 

The applicant will adequately address the design and construction of any required improvements to the 

existing connection to the wastewater collection system. Sewage flow would be moderated through the 

use of the water conservation methods described above. 

4.4 Stormwater 

Stormwater from the existing developed site drains to on-site drywells. 

Development of the site would replace a fully developed site (currently 97% impervious) with 0.72 acres 

of impervious surface over which stormwater would flow and 0.05 acres, or 6% of the site of pervious 

landscaped over. Drainage calculations to accommodate a five-inch rainfall are provided in Table 3. As 

shown on the Grading and Drainage Plan (Civil Plan SP-4), Drainage Area 1 comprises an overall area of 

37,653.1 SF, which requires 15,112.06 CF of storage volume. The proposed Grading and Drainage Plan 

would install 95 leaching chambers, each 8'-6" long x 4'-9" wide with an effective depth of 5’0”, as well as 

five (5) 16” drainage wicks. A piped drainage connection to Barstow Road is located in the center of the 

Basement Level access driveway.  

Table 3: Drainage Calculations (Drainage Area 1) 

Surface 
Area Square Feet 

(SF) 
Volume Cubic Feet 

(CF) 

Roof Area 20,152.95 8,397.07 

Landscape Area 1,977.53 247.19 

Impervious Area 15,522.73 6,467.80 

Total Volume Required 15,112.06 

Total Volume Provided 15,200 
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Runoff from roads and parking areas can carry contaminants including various metals, petroleum products, 

sand and salt from deicing, and other compounds. Runoff from the parking area would be collected in 

drywells where it would infiltrate in the soils beneath the site. The pollutants that may be released from 

the use of these surfaces would be derived primarily from automotive residuals. Ordinary soil bacteria 

readily degrade most petroleum compounds that reach the ground. Trace metals are usually bound up in 

the organic material of the soil. Groundwater is approximately 88 to 109 feet below grade. Consequently, 

very little, if any, stormwater contaminants would be expected to reach groundwater. The potential impact 

of stormwater on the soils and groundwater is therefore expected to be minimal. 

Roof runoff is typically relatively free of contaminants. Runoff from landscaped areas could carry fertilizers 

and pesticides, if utilized on site.  

The proposed stormwater collection and treatment design is designed to meet all Village and other 

applicable agency criteria. Per the New York State Stormwater Management Design Manual, post-

development water quality volumes at a developed site shall not exceed those based upon the site’s pre-

development hydrology. Various means and methods, including infiltration, can be used to reduce 

stormwater runoff that results from an increase in impervious surfaces (i.e., roads, buildings, etc.)  In this 

case, there will be a decrease in impervious surface. As the site disturbs less than 5 acres and does not 

impact NYSDEC identified watersheds or 303d segments, stream channel protection requirements, 

overbank flood control requirements, and extreme flood control requirements do not have to be calculated. 

4.5 Climate Change 

As specified in the Final Scope, potential climate change impacts include the generation of greenhouse 

gas emissions, sea level rise and flooding. The proposed project is a mixed-use, transit adjacent 

development, located in a developed downtown environment. 

The subject property is located in a highly walkable area, with a diverse mix of uses and transit access 

located just west of Barstow Road. As such, it is reasonable to expect that residents will reduce car usage 

and opt to walk or use transit for many trips, thereby reducing potential transportation-related emissions. 

The proposed project will not generate any significant stationary source greenhouse emissions. 

The subject property is centrally located on the Great Neck peninsula, approximately 1.2 miles from Little 

Neck Bay to the west and approximately 0.9 miles from Manhasset Bay to the east. However, with an 

average site elevation of approximately 119 feet (NAVD88), the subject property is not subject to sea level 

rise impacts associated with climate change. Similarly, the overall elevation of the site and surrounding 

environment place it far from any FEMA NFHL Special Flood Hazard Areas. Nearly all of the Village of Great 

Neck Plaza is located in Zone X, outside of any Special Flood Hazard Areas (FEMA Map Panel: 

36059C0111G). As such, the subject property is not anticipated to receive any coastal or surge-related 

flooding (which is generally confined to nearshore areas along Little Neck Bay and Manhasset Bay). With 

respect to flooding associated with precipitation events, the proposed project will provide significant 

drainage improvements to improve stormwater management both during construction and operation. Prior 

instances of on-site flooding were limited to specific internal plumbing issues, rather than stormwater or 

surge related flooding. Additional information about stormwater infrastructure and design is discussed in 

Section 4.2.  Based on this analysis, the proposed project would not create any significant adverse impacts 

associated with climate change. 
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5. AESTHETICS AND COMMUNITY CHARACTER 

5.1 Height Analysis 

The subject property is a sloping site, with an average grade elevation of 118.5 feet (NAVD88) and first 

floor elevation of 126 feet. The proposed building roof height reaches an elevation of 159 feet, for an overall 

building height of 40’6” (to roof). The stairs and mechanical bulkhead reach an elevation of 169 feet, with 

the elevator bulkhead reaching an elevation of 176 feet. The stairs and mechanical bulkhead are centrally 

located on the roof, with setbacks of 96’1” feet from Barstow Road, 67’7” from Linden Place, 64’1” from 

Canterbury Road and 50’11” from the southern property line/LIRR R.O.W. These large setbacks reduce 

overall appearance and impact of bulkhead height and allow for landscaped rooftop space to further shield 

the stairs and mechanical area. An excerpt from the Architectural Plan Set (A-200) depicting the West 

Elevation of the proposed building is provided below. Appendix B contains the full Architectural Plan Set, 

which includes building elevations and sections for all aspects (see sheets A-200 North and West 

Elevations, A-201 South and East Elevations and A-202 Building Sections). The elevation diagrams provide 

a useful composite of building layout, height, landscaping and architectural features. 

 

Figure 3: West Elevation 

Because of the topography of the site, the applicable curb grade is the average curb grade. The Village 

Code (§ 225-2 Definitions) defines the “Average Grade” as: “The existing legal grade taken at the property 

lines measured along all yards and divided by the number of locations taken, which in no event shall be 

less than four.” 

For the proposed project, the average curb grade (118.50’) was calculated by averaging the top-of-curb 

elevations (“TC EL.”) from each corner of the subject property. 

• Northeast (Linden Place/Canterbury Road): TC.EL.=128.55’ 

• Northwest (Linden Place/Barstow Road): TC.EL.=117.05’ 
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• Southwest (Barstow Road/adjacent to LIRR R.O.W.): TC.EL.=108.30'  

• Southeast (Canterbury Road/adjacent to LIRR R.O.W.): TC.EL.=120.40' 

These elevation points, along with intermediary elevation points, are highlighted on the Architectural Site 

Plan and Zoning Analysis Sheet A-001 (Appendix B) and site survey documents (Appendix D). The Final 

Scope also requests analysis if any portions of the basement or cellar levels of the proposed building will 

be higher than any point used in computing the average curb grade of the project site. As shown on the 

West Elevation above, the sloping nature of the subject property results in the basement level of the site 

extending above the average grade of the site across most of the site.  

Analysis of surrounding buildings shows very similar height profiles. The site survey (see Appendix D) 

includes building elevation and height data for the four buildings closest to the subject property. To the 

west, the Andrew Hotel (75 North Station Plaza) has a first-floor elevation of 111.55’ and a roof elevation 

of 157.22’ for an overall building height of approximately 46’. To the north, Barstow Plaza (17 Barstow 

Road) has a first-floor elevation of 113.70’ and a roof elevation of 163.97’ for an overall building height of 

approximately 50 feet; Linden Plaza (1 Linden Place) has a first-floor elevation of 130.00’ and a roof 

elevation of 177.02’ for an overall building height of approximately 47’. To the southeast, a larger mixed-

use building (36 South Station Plaza) has a first-floor elevation of 102.92’ and a roof elevation of 184.87’ 

for an overall building height of approximately 82’. Directly to the south, the subject property abuts the 

Long Island Rail Road tracks, which sit considerably lower (elevation ~85’) compared to the surrounding 

street network and buildings.  

Additional height analysis was performed to capture remaining buildings within 500 feet of the subject 

property. While this survey did not capture first-floor elevations or setbacks for each building, overall height 

and roof elevation level are provided for each building. 

An excerpt from the height analysis exhibit is provided below (labels are copied at a larger scale for this 

smaller page size).  The full-size plan sheet is provided in Appendix B – Arch. Plan Set, as Sheet A-300 (the 

last sheet of the architectural set). 
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Figure 4: Excerpt of Height Analysis from Appendix B 
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Table 4: Height Analysis (500' of Subject Property) 

Building Location Height Roof Elevation Material 

15 Barstow Road (Proposed) 3 stories / 40’-6” 159’ Limestone / Brick 

12 Bond Street 7 stories / 81’-0” 188’ Brick 

4 Maple Drive 6 stories / 66’-0” 179’ Brick / Stucco 

1 Barstow Road 4 stories / 44’-0” 149’ Brick 

8 Barstow Road 7 stories / 74’-0” 152’ Limestone 

15 Bond Street 4 stories / 45’-0” 176’ Brick 

21 Barstow Road 6 stories / 68’-11” 187’ Brick 

75 North Station Plaza 4 stories / 45’-8” 157’ Stucco 

9 Barstow Road 3 stories / 54’-0” 156’ Brick 

1 Linden Place 4 stories / 47’-0” 177’ Stucco 

15 Canterbury Road 3 stories / 37’-0” 167’ Brick 

17 Barstow Road 4 stories / 50’-0” 164’ Stucco 

 

Based on this building height and elevation data, the proposed project would remain consistent with 

buildings in the surrounding community, particularly those closest to the subject property.  

5.2 Architectural Design 

The proposed project is a concrete structure building, which enables additional design considerations, 

including increased building articulation and programmatic elements, as well as the use of high-quality, 

durable materials throughout all phases of construction. 

The Architectural Plan Set – Sheet A-203, excerpted below, provides a useful visual representation of 

proposed building materials and design elements. Primary building materials include brick, modular brick 

and two (2)-inch thick Portuguese limestone. The use of various brick colors and stone textures creates a 

visually compelling project while maintaining a connection to the architecture of nearby buildings (which 

generally feature either brick or stucco finishes on multi-family residential buildings). Brickwork is also 

utilized in key areas of the site to further enhance design elements, such as the curved corners located 

near the site driveways and the 42” high brick parapet wall. Many residential units will include small Juliet 

glass balconies. The retail space will provide a new storefront with thermally broken aluminum frame and 

curtain wall glass (also used for the main building entrance on Linden Place). 
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Figure 5: Enlarged Elevation and Building Materials 

Lighting 

While the site is not directly adjacent to any residential lots, the lighting has been designed with shielded 

fixtures to minimize offsite light trespass while providing adequate light for ingress and egress areas. The 

site will utilize 45 10W LED lights wall-mounted at eight (8) feet above grade. 

The site will also utilize 14 75W LED downlights (ceiling mounted). As shown on the Civil Plan Set PH-1 - 

Photometric Plan (Appendix B), light levels are extremely low at all property boundaries, with minimal off-

site trespass across the entire project site. Light levels along Barstow Road, Canterbury Road and the 

southern edge of the property are all low to moderate, with slightly higher intensity along the Linden Place 

frontage. 
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Landscaping 

The site will feature new landscaping, reducing the percentage of impervious area from over 99% to 95% 

(see Appendix B - Civil Plan Set Sheet SP-6 Landscaping Plan). The landscaping consists of new two new 

Ginko Biloba street trees along Linden Place near Canterbury Road. These trees will provide additional 

screening for residential units located in this portion of the property. Eight (8) existing street trees on Linden 

Place and Barstow Road will be preserved, with each street tree receiving protection prior to 

commencement of construction. Two small lawn areas are proposed for the southwest and northeast 

corners of the site. These lawn areas would be planted with Hydroseed A – which comprises 80% Pekiant 

hard fescue and 20% Jamestown II chewing fescue. Multiple planted shrub areas are also proposed, 

including: one (1) shrub area featuring 20 Sea Green Juniper shrubs; two (2) shrub areas each utilizing 22 

Manhattan Euonymus shrubs; and three (3) planter areas utilizing a total of 90 Shamrock Holly shrubs. 

Together these landscaping improvements will increase pervious surface area, improve site aesthetics and 

introduce new street trees to the area. 

 

Figure 6: Proposed Project Rendering (corner of Linden Place/Barstow Road) 
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Figure 7: Proposed Project Rendering (Barstow Road) 

 

Figure 8: Proposed Project Rendering (West Elevation, Barstow Road) 
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Shadow Study 

Tier 1 & Tier 2 Screening Assessment 

The Tier 1 screening assessment identifies the Shadow Study Area based on the height of the proposed 

structure(s) and the longest shadow the structure could cast (4.3 times the height of the structure).  

With the proposed building stairs and mechanical bulkhead height rising to a height of 50’6”, the Proposed 

Project would cast a shadow extending over a maximum radius of 217.15’ (the “Shadow Study Area”) 

occurring on December 21, the winter solstice (50.5’ x 4.3 = 217.15’). 

The Tier 2 screening assessment further refines the Shadow Study Area. Shadows cast by structures in 

the northern hemisphere fall generally to the north, east, and west – depending on the day and time. This 

area lies between -108 and +108 degrees from true north. Because of the path the sun travels across the 

sky, no shadow can be cast beyond these angles—shown in the Tier 2 assessment as the triangular area 

south of the Project Site. 

 

 

Figure 9: Tier 1 & Tier 2 Assessment 
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Tier 3 Screening Assessment 

The Tier 3 screening assessment involves a detailed evaluation that analyzes specific representative days 

of the year and determines the maximum extent of project-generated shadows on adjacent properties over 

the course of each representative day. The Tier 3 screening assessment used 3D computer modeling 

software to depict the shadow patterns of the Proposed Project within the Shadow Study Area.  

For purposes of this State Environmental Quality Review, the Tier 3 screening assessment was conducted 

for two representative days of the year: (i) June 21, the summer solstice and longest day of the year, and 

(ii) December 21, the winter solstice and shortest day of the year. Because project-generated shadows 

would reach residential properties within the Shadow Study Area, the assessment evaluates shadows 

generated during both the morning hours (0.5 hours after sunrise – 11:59 a.m.) and afternoon hours (12:00 

p.m. – 1.5 hours before sunset). The shadow analysis uses the proposed stair/bulkhead height of 50.5’ to 

determine the shadows on the two representative days of the year. The project-generated shadows are 

shown in light gray. 

December 21 

As shown on the December 21 assessment, the time-period for this shadow analysis begins at 8:51 a.m. 

and continues until 2:53 p.m. During this morning and early afternoon hours (until approximately 12:00 

p.m.), the shadow cast by the building reaches the two commercial office properties north of the Project 

Site on Linden Place (Barstow Plaza, located at 17 Barstow Road and Linden Plaza, located at 1 Linden 

Place). No other properties are impacted by the projected shadows from the Project. Shadowing will 

extend onto Barstow Road, the railroad tracks and the adjacent parking areas but will not impact nearby 

properties. 

Figure 10: December 21 Tier 3 Assessment 
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June 21 

As shown on the June 21 assessment, the time-period for this shadow analysis begins at 5:57a.m. and 

continues until 6:01 p.m. No properties are directly impacted by shadows during this time of year. During 

the early morning (5:57 a.m. to 7:00 a.m.) there is a shadow cast on Barstow Road and the parking area 

located west of Barstow Road. By evening, at approximately 5:00 p.m. the shadow extends south and east 

of the Project Site, shadowing the adjacent parking area and railroad tracks. By approximately 6:00 p.m., 

the shadow extends slightly further but does not impact any properties. 

 

Based on the results of this shadow assessment, the proposed project would generate limited morning 

shadows during the winter months on the commercial properties across Linden Place. Surrounding 

residential and commercial properties would generally not experience project-generated shadows. 

Project-generated shadows impacting commercial properties to the north would only occur during cold 

weather months only (as represented by the December 21 analysis day), with all shadows moving off of 

the commercial properties by the 2:00 p.m. analysis time. Project-generated shadows will not impact any 

existing properties during warm weather months only (as represented by the June 21 analysis day). As 

such, the identified shadow impacts herein are relatively modest in both duration and the number of 

properties impacted. 

 

 

Figure 11: June 21 Tier 3 Shadow Analysis 
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6. TRANSPORTATION 

The IMEG Traffic Impact Study is provided in Appendix G and is summarized below. 

6.1 Existing Conditions 

The four study intersections had turning movement counts collected during typical weekday AM and PM 

peak periods (7:00 to 9:30 a.m. and 3:30 to 6:30 p.m.) and the Saturday midday peak period (11:00 a.m. to 

2:00 p.m.)  Counts were collected on the following dates: 

• Barstow Road and Linden Place/N. Station Plaza: March 2026 

• Barstow Road and S. Station Plaza/Welwyn Road: March 2026 

• Barstow Road and Grace Avenue: June 2023 

• Canterbury Road and Linden Place: June 2023 

The 2023 counts were adjusted to reflect 2026 by a 0.5% per year growth rate.  All counts post-date Covid-

related travel restrictions and all counts are within the last 3-5 years. 

Grace Avenue and Barstow Road provide one lane in each direction and on-street parking on both sides of 

the roadway. Canterbury Road provides one lane in each direction with no on-street parking. 

Barstow Road and Canterbury Road are Village roadways, so the Village has jurisdiction over the proposed 

access to the lower-level parking. 

Nassau County has jurisdiction over the traffic signal at the intersection of Barstow Road and Grace 

Avenue. 

The posted speed limit on the local roadways is 25 mph. The pavement condition on the secondary 

roadways is in good to fair condition. 

The area is served by the Long Island Rail Road and seven Nassau County Bus routes. The Great Neck 

train station is located a short walking distance from the property, and the County buses stop at the train 

station.  This station is on the Port Washington branch with service to Port Washington, Penn Station, and 

Grand Central Station. 

Sidewalks are provided along the site frontage on Barstow Road and Linden Place. Crosswalks are provided 

at every key intersection in the DEIS traffic study. 

6.2 Intersection Capacity Analysis 

Four existing intersections were analyzed: 

• Barstow Road and Linden Place/N. Station Plaza 

• Barstow Road and S. Station Plaza/Welwyn Road 

• Barstow Road and Grace Avenue 

• Canterbury Road and Linden Place 

Existing counts were increased by an ambient growth rate for the area (0.5% per year).  The No Build 

analysis includes this ambient background growth, compounded yearly, and the traffic associated with the 

one other identified planned development in the vicinity (68 Grace Avenue, a 64-unit apartment building to 
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replace the former St. Paul’s Episcopal Church).  For the purposes of the analysis, the No Build and Build 

conditions are anticipated to occur by the end of 2028.  It will not change the study’s results if the No Build 

and Build year are later. 

Potential Impacts of Proposed Project – The redevelopment would generate 48 trips in the AM peak hour, 

55 trips in the PM peak hour, and 55 trips in the Saturday peak hour.  Of these, there might be 1 truck per 

hour, and there might be 3-4 pedestrian trips per hour. 

Additionally, based on Census data for this Village, approximately 30% of trips are considered to use public 

transit (LIRR or bus) and the DEIS traffic study takes the conservative approach by not taking a transit credit 

(where people taking transit always walk to the transit stop).  Rather, transit users are considered to share 

vehicle trips, and the distribution considers passing by the train station. 

In comparison, the calculated trips associated with the previous uses (medical office and gym) are higher 

than the proposed action, at 73 AM peak hour trips, 110 PM peak hour trips, and 89 Saturday peak hour 

trips. 

Figure 12: Comparison of Proposed Action Hourly Trips to Former Uses 

 

Table 5: Site-Generated Peak Hour Trips 

Tph = trips per hour 

  AM Peak Hour  PM Peak Hour  Saturday Peak Hour 

  Enter: 17 tph  Enter: 31 tph  Enter: 24 tph 

     Exit:    31 tph  Exit:    24 tph   Exit:   31 tph 

  Total:  48 tph  Total:  55 tph  Total: 55 tph 

Site-generated trips were distributed throughout the road network to the study intersections.  For example, 

“35% of entering trips will make the northbound right turn into the Barstow Road driveway...” 

The study considers two possible traffic distributions: 

(1) All movements permitted at the Barstow Road apron, and 

(2) Left turns prohibited at the Barstow Road apron 
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The traffic distribution will vary slightly, depending if the Village restricts left turns at the Barstow Road 

apron.  There would be a relocated/rebuilt apron at the two access points, plus new aprons on Linden Place 

to accommodate the one-way drop-off/pick-up lane. 

The Synchro analysis (see Summary Table below) of the study intersections shows that the development 

of this property in either Barstow apron condition will have no perceptible impact to the level of service on 

the surrounding roadway network. 

Table 6: Level of Service Summaries 

Barstow Road at Grace Avenue 

 2028 No Build Volumes  2028 Build 

AM Peak Hour Delay v/c LOS  Delay v/c LOS 

Eastbound LTR 12.8 0.29 B  12.8 0.29 B 

Westbound LTR 14.7 0.54 B  14.7 0.54 B 

Northbound LTR 10.0 0.19 B  10.1 0.19 B 

Southbound LTR 10.4 0.23 B  10.4 0.24 B 

Intersection 12.6  B  12.6  B 

PM Peak Hour Delay v/c LOS  Delay v/c LOS 

Eastbound LTR 14.4 0.49 B  14.6 0.51 B 

Westbound LTR 16.1 0.65 B  16.3 0.66 B 

Northbound LTR 10.5 0.25 B  10.7 0.25 B 

Southbound LTR 9.9 0.17 A  10.0 0.18 A 

Intersection 13.7  B  13.8  B 

Saturday Peak Hour Delay v/c LOS  Delay v/c LOS 

Eastbound LTR 12.6 0.26 B  12.7 0.27 B 

Westbound LTR 13.5 0.40 B  13.5 0.41 B 

Northbound LTR 9.8 0.15 A  9.9 0.16 A 

Southbound LTR 9.9 0.18 A  10.0 0.18 A 

Intersection 11.9   B  11.9  B 

Barstow Road and Linden Place/N. Station Plaza 

 2028 No Build Volumes  
2028 Build: Barstow Full 

Access 
 

2028 Build: Barstow Right 
Turns Only 

AM Peak Hour Delay v/c LOS  Delay v/c LOS  Delay v/c LOS 

Eastbound LTR 9.5 0.18 A  9.6 0.19 A  9.7 0.20 A 

Northbound LTR 10.6 0.39 B  10.8 0.40 B  11.1 0.42 B 

Southbound LTR 11.4 0.46 B  11.7 0.48 B  11.8 0.48 B 

Intersection 10.8  B  11.0  B  11.2  B 

PM Peak Hour Delay v/c LOS  Delay v/c LOS  Delay v/c LOS 

Eastbound LTR 10.6 0.28 B  11.4 0.32 B  11.7 0.34 B 

Northbound LTR 11.5 0.44 B  12.8 0.49 B  13.3 0.51 B 

Southbound LTR 11.9 0.48 B  13.7 0.55 B  14.0 0.56 B 

Intersection 11.5  B  12.9  B  13.2  B 
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Saturday Peak Hour Delay v/c LOS  Delay v/c LOS  Delay v/c LOS 

Eastbound LTR 8.5 0.14 A  8.7 0.15 A  8.8 0.17 A 

Northbound LTR 8.6 0.22 A  8.9 0.24 A  9.1 0.25 A 

Southbound LTR 9.0 0.29 A  9.4 0.32 A  9.5 0.32 A 

Intersection 8.8  A  9.1  A  9.2  A 

Barstow Road and S. Station Plaza/Welwyn Road 

 2028 No Build Volumes  
2028 Build: Barstow Full 

Access 
 2028 Build: Barstow Right 

Turns Only  

AM Peak Hour Delay v/c LOS  Delay v/c LOS  Delay v/c LOS 

Eastbound LTR 5.3 0.19 A  5.4 0.19 A  5.4 0.19 A 

Westbound LTR 5.1 0.19 A  5.2 0.19 A  5.2 0.19 A 

Northbound LTR 4.8 0.12 A  4.9 0.12 A  4.9 0.12 A 

Southbound LTR 5.6 0.25 A  5.8 0.27 A  5.8 0.27 A 

Intersection 5.3  A  5.4  A  5.4  A 

PM Peak Hour Delay v/c LOS  Delay v/c LOS  Delay v/c LOS 

Eastbound LTR 5.5 0.22 A  6.1 0.25 A  6.2 0.25 A 

Westbound LTR 5.8 0.26 A  6.2 0.28 A  6.2 0.28 A 

Northbound LTR 4.7 0.12 A  5.3 0.14 A  5.4 0.14 A 

Southbound LTR 5.8 0.27 A  6.3 0.30 A  6.4 0.31 A 

Intersection 5.6  A  6.1  A  6.2  A 

Saturday Peak Hour Delay v/c LOS  Delay v/c LOS  Delay v/c LOS 

Eastbound LTR 4.7 0.15 A  4.9 0.15 A  4.9 0.15 A 

Westbound LTR 4.3 0.14 A  4.5 0.14 A  4.5 0.14 A 

Northbound LTR 4.1 0.10 A  4.5 0.11 A  4.5 0.11 A 

Southbound LTR 5.0 0.21 A  5.2 0.22 A  5.3 0.23 A 

Intersection 4.6  A  4.8  A  4.9  A 

Linden Place at Canterbury Road 

 
 
 

2028 No Build Volumes  2028 Build Volumes 

AM Peak Hour Delay v/c LOS  Delay v/c LOS 

Northbound LT 7.3 0.00 A  7.4 0.03 A 

Eastbound Left 8.1 0.07 A  8.2 0.08 A 

Right 7.7 0.14 A  7.8 0.15 A 

Westbound LR 6.6 0.01 A  6.7 0.01 A 

Intersection 7.8  A  7.8  A 

PM Peak Hour Delay v/c LOS  Delay v/c LOS 

Northbound LT 7.4 0.03 A  7.6 0.05 A 

Eastbound Left 8.4 0.10 A  8.6 0.12 A 

Right 7.8 0.10 A  7.9 0.14 A 

Westbound LR 6.7 0.03 A  6.8 0.03 A 

Intersection 7.8  A  7.9  A 
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Saturday Peak Hour Delay v/c LOS  Delay v/c LOS 

Northbound LT 7.1 0.00 A  7.3 0.03 A 

Eastbound Left 8.1 0.01 A  8.2 0.08 A 

Right 7.3 0.04 A  7.2 0.05 A 

Westbound LR 6.5 0.00 A  6.6 0.00 A 

Intersection 7.7  A  7.7  A 

Site Driveways - 2028 Build Volumes only 

Barstow Road Site Access 

All turns permitted Left turns prohibited 

 AM Peak Hour Delay v/c LOS  AM Peak Hour Delay v/c LOS 

Southbound LT 7.8 0.00 A Southbound Through 0.0 0.00 A 

Westbound Left-Right 11.8 0.03 B Westbound Left-Right 9.9 0.02 A 

Intersection 0.4  A Intersection 0.3  A 

 PM Peak Hour Delay v/c LOS  PM Peak Hour    

Southbound LT 7.9 0.00 A Southbound Through 0.0 0.00 A 

Westbound Left-Right 12.3 0.03 B Westbound Left-Right 10.1 0.02 B 

Intersection 0.3  A Intersection 0.2  A 

 Saturday Peak Hour Delay v/c LOS  Saturday Peak Hour    

Southbound LT 7.6 0.00 A Southbound Through 0.0 0.00 A 

Westbound Left-Right 10.6 0.03 B Westbound Left-Right 9.2 0.02 A 

Intersection 0.5  A Intersection 0.4  A 

Canterbury Road Site Access 

AM Peak Hour Delay v/c LOS 

EB Left 8.8 0.02 A 

SB Right 0.0 0.00 A 

Intersection 2.2  A 

 PM Peak Hour Delay v/c LOS 

EB Left 8.7 0.02 A 

SB Right 0.0 0.00 A 

Intersection 2.0  A 

 Saturday Peak Hour Delay v/c LOS 

EB Left 8.6 0.02 A 

SB Right 0.0 0.00 A 

Intersection 4.3  A 

Drop-off Lane Exit 

 AM Peak Hour PM Peak Hour Saturday Peak Hour 

 Delay v/c LOS Delay v/c LOS Delay v/c LOS 

Northbound Right 9.3 0.01 A 8.7 0.01 A 9.0 0.01 A 

Intersection 0.3  A 0.3  A 0.6  A 

Drop-off Lane Entry: No Delay – free flowing right turns and through traffic 
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Proposed Mitigation – No mitigation is required.  There will be no discernable differences in traffic flow 

quality at any key intersection (existing or proposed) between the No Build scenario and either Build 

Scenario with the redevelopment in place. 

6.3 Collision Analysis 

The most recent 3-year collision data was requested and received from the Nassau County Police 

Department for the existing intersections. 

The predominant collision types were rear end collisions, collisions with fixed objects, and collisions with 

pedestrians – despite the pedestrian crosswalks, Walk/Don’t Walk (“hand/man”) traffic signals, sidewalks, 

and street lighting that exist. 

The reported causative factors were predominantly driver-related or behavior-related, and were not 

associated with any physical features of the street system (which the applicant might be able to help 

address). 

6.4 Parking 

The C3D Architecture floor plans depict 105 provided parking spaces, compared to 104 spaces required by 

Village code.  This is a 1-space surplus. 

There would be 5 handicap accessible parking spaces, which matches the number the ADA requires. 

Parking stall dimensions would satisfy the size requirements in Village code for standard spaces, ADA 

spaces, and compact spaces.  Compact spaces would comprise 20% of the total, which is the limit of 

what Village code allows.  There would be no tandem spaces provided. 

The calculated requirement is based on Village Zoning Code §225-86: 

• 1.5 spaces space per 1-bedroom x 40 = 60 spaces 

• 1.75 spaces per 2-bedroom unit x 12 = 21 spaces 

• 2 spaces per 3-bedroom unit x 3 = 6 spaces 

• 4 spaces per 1,000 s.f. retail x 4,147 s.f. = 16.6 = 17 spaces 

• Total = 60 + 21 + 6 + 17 = 104 spaces required 

Table 7: Provided Parking Summary 

 ADA Standard Size Compact Total 

Basement (upper) Level 4 37 10 51 

Cellar (lower) Level 1 42 11 54 

Total Provided 5 79 21 105 

Proposed Mitigation – None required. 
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7. ZONING AND LAND USE 

7.1 Zoning 

Existing Conditions and District Context 

The subject property is located in the Village of Great Neck Plaza Business B District. The existing building 

is a one- to two-story commercial building constructed in 1949, containing approximately 16,900 SF of 

ground floor space and 13,960 SF of second floor space. Floor area ratio (FAR) of the existing building is 

estimated at 0.92. Underground parking and a parking deck occupy nearly all remaining area on-site, 

resulting in a nearly 100% impervious site. 

The Business B District is the primary zoning district of downtown Great Neck Plaza, centered on Middle 

Neck Road and the LIRR Station Plaza area. The purpose of the Business B District, as reflected throughout 

Article IX of the Village Code and the Village’s design guidelines for mixed-use buildings, is to foster a 

vibrant, walkable downtown commercial environment that is compatible with the transit-oriented character 

of the area surrounding the Great Neck LIRR Station. 

The Business B District permits a variety of commercial uses (§ 225-62), including: a wide range of retail 

shops and service businesses (and manufacturing, production and sales associated with such uses) and 

the conversion of existing second-story and third-story residential apartments for office use.  

Table 8: Permitted Retail Uses in the Business B District 

Alarm systems 
Amusement devices for 

retail sales 
Antique shop 

Appliance store, 

including electronic 

appliances and 

appliance repairs 

Art gallery Art supply shop 
Awards, trophies and 

medal stores 
Barbershop 

Beauty parlor Bicycle store Bookstore Brokerage offices 

Camera store 

Catalog stores (e.g., L.L. 

Bean or Victoria's 

Secret) 

Charity thrift shop or 

consignment store 
Clothing store 

Collectible/memorabilia 

store 

Computer sales, 

supplies and repair store 
Craft shop Decorators shop 

Department store 
Drugs, cosmetics and 

toiletries store 
Dry goods store 

Floor covering and 

carpet store 

Florist and plant shop Frame shop Furniture store Fur store 

Gift shop Hardware store Hobby shop 
Hospital supply and 

equipment shop 
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Table 8 continued: 

Household bedding and 

specialty shop 

Jewelry store (including 

repair) 
Knitting store Locksmith shop 

Museum store 

Music studio or store 

(including the sale or 

rental of sheet music, 

tapes, records, 

instruments and the 

instruction and repair of 

musical instruments) 

Nail salon Optician 

Packaging and mailing 

store 

Paint and wallpaper 

store 
Party shop 

Photographic studio and 

photo store 

Real estate office 

Retail theme stores 

(e.g., Disney or Warner 

Bros.) 

Shoe and/or leather and 

luggage store or repair 

shop 

Shoe store 

Sporting goods store Stamp and coin shop 
Stationery and office 

supply store 

Tailoring, dressmaking 

and millinery shop 

Toy store Travel agency Variety store Video rental store 

When authorized by the Board of Trustees (pursuant to § 225-63), several conditional uses are permitted 

in the Business B District, including: food/beverage service businesses, retail and commercial uses not 

expressly permitted under § 225-62, community service uses (e.g., club, recreational facility, community 

center), institutional uses (e.g., schools), entertainment uses (e.g., nightclub, theater), personal service 

uses (e.g., massage),  banks and financial institutions, medical uses, vehicular parking, and residential 

apartments. Within § 225-63, the Village sets forth a range of conditions (§ 225-63 A (16) (a-m) that must 

be met prior to the conditional use approval of residential apartments and any associated incentive 

bonuses. These conditions range from required design elements, preferred building materials and on-site 

parking requirements to compliance with the Long Island Workforce Housing Act.  

The area surrounding the subject property is primarily Business B District zoning, with residential districts 

located to the east and further north (along Grace Avenue). The Residence T District is located east of the 

project site, starting on the east side of Canterbury Road and stretching to the eastern edge of the Village 

along (along Gilchrest Avenue. Similar to the Business B District, the Residence T District provides for 

certain conditional use and design criteria (§ 225-50-50.3) that allow for additional height, density and other 

incentives when a development meets the Village Code requirements and the standards set forth by the 

Board of Trustees. The Residence D District (Apartments) is located farther from the subject property, 

primarily located along Grace Avenue and south of Welwyn Avenue. While apartments up to 45’ in height 

are permitted in the Residence D District, no other incentives or conditions are available to permit increased 

density or the development of mixed-use structures. 
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Proposed Project Compliance 

The proposed action would redevelop the subject property with a three-story mixed-use building, with each 

level containing approximately 20,153 SF of floor area. The entry level/first floor contains 4,147 SF of 

commercial space, residential amenity/entry space and 17 residential units. The second and third floors 

also contain 20,153 SF of floor area, each with 19 residential units. The stairs/mechanical bulkhead/elevator 

add an additional 2,168 SF of roof area, for a total gross floor area (GFA) of 62,627 SF. Overall FAR of the 

proposed project is approximately 1.88 (the underground cellar and basement levels are excluded from 

zoning floor area calculations). In addition to underground parking spaces, the cellar and basement levels 

each include 1,012 SF of utility space. 

Key dimensional and design regulations of the Business B District and compliance of the proposed project 

are provided below: 

Table 9: Business B Zoning District Key Dimensional Regulations and Compliance 

Section Permitted Provided 

§ 225-66 (A)(3)(A) Height 35’/3 Stories 
40’6” above average grade/3 

stories 

§ 225-67 Lot Coverage 65% 

71.6% including parking 

extension 

64.75% without parking 

extension 

§ 225-68 Front Setback 25’ 

Varies 

North (Linden Place):  

0' to 25'-3" 

West (Barstow Road): 

25'-0"-28'-0" 

§ 225-69 Rear Setback 10’ No Rear (Canterbury Road) 

§ 225-70 Side Setback NR, 5’ minimum 5’ to 12’7” (along LIRR R.O.W.) 

§ 225-86 Parking Spaces 

Retail: 4.0 per 1,000 sq. 

ft. GFA 
104 required parking spaces, 105 

parking spaces provided (24 

public parking spaces and 81 

residential parking spaces) 

Residential: 

1.5 per 1-bedroom 

1.75 per 2-bedroom 

2 per 3-bedroom 
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The proposed action does not necessitate any amendment to the Village zoning map or any change in 

zoning classification. The subject property is situated within the Business B Zoning District, where mixed-

use residential development above ground-floor commercial uses may be permitted upon authorization by 

the Board of Trustees, pursuant to § 225-63(A)(16) of the Village Code. As such, the proposed development 

is generally consistent with the uses contemplated within the district, subject to satisfaction with all 

applicable conditional use permit criteria. 

In reviewing the application, the Board of Trustees may consider the project’s site planning, scale, intensity, 

circulation patterns, parking, environmental impacts, compatibility with adjacent uses, and consistency 

with the Village’s broader planning objectives. The proposed action has been developed with these 

considerations in mind and is intended to integrate appropriately within the surrounding mixed-use context. 

Under § 255-66(3)(a) of the Village Code, the Board of Trustees may authorize a mixed-use building to 

exceed the otherwise applicable 25-foot height limitation for commercial buildings, provided that the 

proposal complies with the governing design standards and conditional use requirements. 

§ 255-66(3)(b) further stipulates that:  

Regardless of the total gross floor area contained in a mixed-use building, no mixed-use building 

may exceed 44 feet in height and four stories, except that portions of the building above 44 feet 

may be used for architectural features such as parapets and roofs, provided that any height above 

44 feet shall not be used as part of any residential space. 

The proposed action is compliant with this section of the Code, as the project consists of a three-story 

mixed-use structure with a proposed roof height of 40’6” above grade. The only features that extend past 

the 40’-6” roof height include a 42” brick parapet wall (which is a safety code requirement), roof 

landscaping and the stairs/mechanical bulkhead/elevator area. These building details are described in 

greater detail in Section 5. 

The proposed action is also consistent with the substantive standards applicable to mixed-use residential 

buildings in the Business B District, including those relating to ground-floor commercial use and parking, 

pursuant to § 255-63(A)(16). Moreover, the project has been designed to comport with the Village’s 

Business B District design guidelines, which promote preservation of the area’s visual character and 

incorporation of architectural elements intended to minimize the appearance of excessive massing and 

bulk. 

The conditional use framework established for the Business B District reflects the Village’s legislative 

intent to encourage mixed-use residential development above ground-floor commercial space that is 

consistent with the surrounding neighborhood context. The proposed action is consistent with that intent.  

In addition to conditional use approval and issuance of a Permit of Compliance by the Village Board of 

Trustees, the applicant must obtain relief from the Village Zoning Board of Appeals in the form of four 

separate variances. Because the proposed project exceeds the dimensional regulations otherwise 

applicable in the Business B District, the applicant will be required to secure variances from the Zoning 

Board of Appeals for height, lot coverage, and front and rear yard setback relief. 



Draft Environmental Impact Statement  July 2026 

 48 

Granting of the requested variances is not anticipated to result adverse zoning impacts. The variance 

requests should be evaluated in the context of the site’s location within the downtown commercial core 

and the character of the surrounding built environment, which includes multi-story commercial and 

residential buildings that similarly benefit from increased building heights and reduced setbacks. Many of 

the existing buildings in the Business B District and surrounding area are classified as prior non-conforming 

uses, as many exceed the height requirements specified in the Business B District. In addition, a large 

number of the existing mixed-use buildings, which are highly prevalent throughout the Great Neck Plaza 

downtown area, are also classified as prior non-conforming uses. 

In 2021, the Village of Great Neck Plaza adopted several amendments to the Business B District. In doing 

so, the Village recognized that the codified requirements of the Business B District were inconsistent with 

the built environment and downtown community character that exists in the area. Principally, these 

amendments focused on the allowance of increased height and additional Village Board discretion when 

evaluating mixed-use developments within this downtown zoning district. While the applicant is requesting 

modest relief from several of Business B zoning regulations, the proposed mixed-use project remains 

entirely consistent with both the intent of the Business B District, as well as the surrounding built 

environment. The height and visual analyses contained within this DEIS reveal that the proposed project is 

commensurate with adjacent and surrounding buildings in terms of height, coverage and setbacks, and 

would not introduce adverse or harmful impacts to the area. 

Variance Analysis  

In accordance with New York Village Law § 7-712-b, the requested relief should be evaluated by weighing 

the benefit to the applicant against any detriment to the health, safety, and welfare of the neighborhood 

or community. An analysis of the requested variances is provided below. 

Height - § 225-66 (A)(3)(a-b): a) No such mixed-use building shall exceed 35 feet in height, or three stories, 

unless it contains setbacks such that the total gross floor area of the building shall not be greater than 

three times the gross floor area of the first floor of the building legally existing as of the effective date of 

this subsection; b) In any mixed-use building which exceeds 40 feet in height, those portions of the building 

above 40 feet shall not be used as part of any residential space but shall be used only for architectural 

features such as parapets and roofs, provided that any height above 44 feet shall not be used as part of 

any residential space. 

Height Variance Analysis: The requested height variance will not produce an undesirable change in 

neighborhood character or create a material detriment to nearby properties. The subject property is located 

within the Village’s downtown Business B District, where mixed-use development is expressly 

contemplated and where a pattern of mixed-use and multifamily buildings already exists. The proposed 

action will replace a vacant commercial building with an active mixed-use building containing ground-floor 

retail and residential units above, thereby reinforcing the established downtown development pattern. 

Additionally, the height analyses contained herein (see Section 5), show that 11 buildings within 500’ of 

the subject property all exceed 35’ in height, with most buildings containing four (4) stories or more.  The 

project also maintains commercial frontage along Barstow Road, supports pedestrian activity and has been 

designed to comply with the Village’s broader design objectives for the district. As such, the requested 
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increase in height would be consistent with the surrounding mixed-use context and would not alter the 

essential character of the area. 

The purpose of the proposed action is to develop a viable mixed-use building with active ground-floor 

commercial space, residential units above and below-grade parking. Reducing the building height to 

conform strictly to the Code would materially impair the project’s layout, residential yield, floor-to-floor 

functionality and overall design. It would also reduce the project’s compatibility with surrounding buildings 

and uses and limit the advancement of the Village’s mixed-use planning objectives within the downtown 

core. Although theoretical alternatives may exist, no practical alternative would achieve the same 

programmatic, architectural and planning benefits while preserving a functional mixed-use design on this 

site.  

The requested height variance is not substantial, particularly in the context of the surrounding 

neighborhood. The proposed building height is 40’6” inches, which modestly exceeds the 35’ height limit 

specified in § 225-66A(3)(a), however, it remains compliant with the following subsection, § 225-66A(3)(b). 

This modest increase in height allows the proposed project to remain consistent with surrounding buildings 

while providing adequate site access, on-site parking and the implementation of quality building materials 

and advanced architectural designs. 

The requested height variance will not have a significant adverse effect on the physical or environmental 

conditions of the neighborhood or Business B District. The project has been designed as an infill 

redevelopment within an already developed downtown setting and will convert a vacant and underutilized 

property into an active mixed-use building. The proposal includes 105 below-grade parking spaces, which 

will reduce the need for surface parking and preserve the pedestrian quality of the streetscape. Conditional 

use review by the Board of Trustees will ensure that the project adequately addresses a range of conditions 

including site planning, traffic circulation, parking, scale and environmental effects. 

Lot Coverage - § 225-67 (A-B): A. No existing building shall be altered or extended so that it occupies more 

than 80% of the area of the lot. B. No new building shall occupy more than 65% of the area of the lot. 

Lot Coverage Variance Analysis: The proposed building would occupy 71.6% of the lot, where 65% is 

permitted. The requested relief represents an excess of approximately 6.6% above the 65% limit. When 

considered in the context of the site, the downtown setting and the overall project design, the requested 

variance is supportable under the applicable balancing test. 

Granting the requested variance for lot coverage would not produce an undesirable change in neighborhood 

character or create a material detriment to nearby properties. The subject property is located within the 

Business B District, in a downtown setting characterized by compact development, street-oriented 

buildings and a mixed commercial and residential pattern. A building with 71.6% lot coverage remains 

consistent with that established urban form and does not introduce a site design that is foreign to the 

surrounding area. 

The proposed action replaces a vacant commercial property with an active mixed-use development that 

maintains ground-floor commercial frontage and reinforces the pedestrian character of the corridor. And as 

such, the requested increase in lot coverage would not result in a significant adverse impact on land use 

patterns, neighborhood character or visual conditions. 
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Reducing lot coverage from 71.6% to 65% would require a meaningful reduction in building footprint, 

which would affect the efficiency of the ground-floor commercial space, the residential layout above and 

the overall viability of the proposed redevelopment. Such a reduction would also impair the project’s ability 

to provide an active street presence along the downtown frontage while coordinating building systems, 

circulation and below-grade parking in an efficient manner.  

The requested variance should not be considered substantial when evaluated in context. The proposed 

project exceeds the permitted lot coverage by approximately 6.6%. Such an increase is relatively limited 

in practical terms, particularly in a downtown commercial and mixed-use district where a compact building 

form is both common and encouraged.  

The requested lot coverage variance would not have a significant adverse effect on the physical or 

environmental conditions of the neighborhood or Business B District. The proposed action constitutes infill 

redevelopment on an already developed property and does not extend development into an undeveloped 

area or create a new pattern of development inconsistent with the surrounding downtown area. 

Front Yard Setbacks - § 225-68 (A): A. There shall be a front yard equal in depth to 25% of the width of the 

property measured at the front property line but in no event shall such front yard be required to exceed 25 

feet in depth. The Board of Trustees shall have the power by resolution to reduce or eliminate the front 

yard requirements upon such terms as it deems suitable based upon the nature of the plot and building 

and/or the character and design of surrounding uses and buildings. 

Front Yard Setback Variance Analysis: The proposed project is generally compliant with the front yard 

setback requirements set forth in § 225-68 (A). Along Linden Place, the north front yard setback is reduced 

to 0’ for a length of approximately 92.1 feet to accommodate the open-air terrace located on only the on-

grade level near the corner of Linden Place and Barstow Road. This open-air terrace is a key design 

element, offering a unique architectural feature that allows for additional landscaping and increased site 

functionality. The remainder of the frontage along Linden Place is Code compliant, with a setback of 27.5’.  

The requested front yard relief will not produce an undesirable change in neighborhood character or a 

material detriment to nearby properties. The property is located in a downtown mixed-use setting where 

street-oriented development is an established feature of the area. In addition, this Code section expressly 

authorizes the Board of Trustees to reduce or eliminate the front yard requirement based on the nature of 

the site, recognizing that flexibility may be appropriate to preserve or enhance neighborhood character. 

This reduction in front yard setback is required to develop the site without compromising the overall site 

plan, building layout and mixed-use design. Strict compliance with the full front yard requirement would 

substantially reduce the visual and architectural features of the project and materially constrain the project. 

The requested variance will not result in any significant adverse effects on land use patterns, neighborhood 

character, traffic, parking, or visual conditions, particularly as the project remains subject to discretionary 

approvals from the Village Board of Trustees and Zoning Board of Appeals. 

Rear Yard Setback - § 225-69): There shall be a rear yard, the depth of which shall be not less than 10 feet. 

Rear Yard Setback Analysis: Due to a corner unique site layout, the subject property contains two front 

yards, one side yard and one rear yard. The requested rear yard relief will not produce an undesirable 
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change in neighborhood character or a material detriment to nearby properties, particularly as rear of the 

site abuts the southern terminus of Canterbury Road (effectively serving as a dead end as the street 

approaches the LIRR R.O.W. Public/LIRR parking is located on the east side of Canterbury Road. This 

unique site layout means that no other buildings exist in the vicinity of the rear yard of the project site. 

Without buildings to the east, potential impacts associated with this reduced setback are greatly reduced.  

Strict compliance with the full rear yard requirement would reduce the efficiency and functionality of the 

proposed project. The requested relief is not substantial when viewed in context and will help to ensure 

adequate on-site parking and safe ingress/egress from the site along Canterbury Road. 

Long Island Workforce Housing Act 

In accordance with Village Code §225-63 (A)(16)(k), a developer seeking a density bonus or other incentive 

shall establish workforce housing in compliance with the provisions of Article 16-A, the Long Island 

Workforce Housing Act, General Municipal Law Chapter 24, Section 699 et seq. The Workforce Housing 

Act requires that 10% of the proposed units are designated as “affordable workforce housing”. Affordable 

workforce housing is defined by Section 699-a as: 

Housing for individuals and families at or below one hundred thirty percent of the Nassau-Suffolk 

primary metropolitan statistical area as defined by the federal Department of Housing and Urban 

Development (HUD). For the purposes of this article, the affordable workforce housing units shall 

be of consistent design to those of the rest of the development. 

The proposed project complies with the requirements of the Long Island Workforce Housing Act and will 

provide six (6) units of affordable workforce housing – three (3) one-bedroom units and three (3) two-

bedroom units. All appliances and finishes will be identical to other units in the development. Income 

eligibility and estimated affordable workforce rental costs are provided below. Rental maximums in Table 

5 represent HUD-compliant rental costs, equivalent to 30% of income.  

Table 10: LI Workforce Housing Act Income Eligibility (2026-2027) 

Nassau-Suffolk Area Median Income (AMI): $164,300 (family of four) 

Household Size 1 2 3 4 5 6 

AMI $115,000 $131,450 $147,850 $164,300 $177,450 $190,600 

130% of AMI $149,500 $170,850 $192,250 $213,600 $230,700 $247,750 

 

Table 11: Affordable Workforce Housing Rental Estimates (2026-2027) 

Studio  $149,500 (130% AMI-1) x 30% = $44,850 ÷ 12 mo = $3,738 

1-Bedroom Unit $170,850 (130% AMI-2) x 30% = $51,255 ÷ 12 mo = $4,271 

2-Bedroom Unit $192,250 (130% AMI-3) x 30% = $57,675 ÷ 12 mo = $4,806  

3-Bedroom Unit $230,700 (130% AMI-5) x 30% = $69,210 ÷ 12 mo = $5,768  
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7.2 Land Use 

The Village of Great Neck Plaza is a mature suburban village on the North Shore of Nassau County, 

characterized by a compact and walkable downtown centered on the Middle Neck Road corridor and 

adjacent streets within the Business Improvement District (BID). This downtown area serves both local 

residents and the broader Great Neck Peninsula community and is distinguished by a built environment 

that includes masonry storefronts, multi-story apartment buildings, and institutional uses. 

The subject property is located at the northern end of the downtown Business B corridor, bounded by 

Linden Place to the north, Canterbury Road to the east, the LIRR tracks to the south, and Barstow Road to 

the west. The Barstow Road traffic circle, located to the south of the site, remains a prominent and 

historically significant element of the Village’s streetscape. 

Land uses in the surrounding area generally include a variety of commercial and multi-family residential 

structures along Barstow Road and the Station Plaza area. Parking areas, utilized primarily for the nearby 

Great Neck Long Island Rail Road Station, are located both east and west of the project site. The Great 

Neck Station platform is accessible from the west side of Barstow Road, directly across from the project 

site. 

The project site’s central location within the downtown Business Improvement District (BID) places it in 

immediate proximity to a broad range of commercial, retail, and civic uses. The BID encompasses a 

walkable, pedestrian-oriented retail and service environment along Barstow Road and the surrounding 

streets, with wide sidewalks providing pedestrian connectivity throughout the area. 

Table 12: Existing Land Uses in the Surrounding Area 

Direction Land Use  Zoning District 

North Linden Place; multi story 

commercial buildings, variety of 

medium to large apartment 

buildings beyond Linden Place 

(generally along Grace Avenue) 

Business B; Residence D 

East Canterbury Road; multi-story 

apartments and shared lot 

apartment buildings beyond 

Canterbury Road 

Residence T, Residence D 

South LIRR tracks (directly adjacent); 

commercial storefronts and 

parking areas serving the LIRR 

tracks and downtown area.  

Business B 

West Barstow Road; commercial 

storefronts and surface parking 

areas; center of BID  

Business B 
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The proposed conversion of the subject property from a commercial building to an active mixed-use 

residential and retail development is consistent with the prevailing land use pattern in the surrounding 

Business B District, which includes a range of mixed-use and multifamily residential buildings within the 

downtown core. 

The proposed retail component, consisting of 4,147 square feet of ground-floor commercial space fronting 

Barstow Road, would enhance street-level activity and further the pedestrian-oriented character of the 

downtown commercial corridor. In so doing, it would maintain the active commercial frontage that is central 

to the Village’s downtown planning goals. 

The proposed residential component, consisting of 55 dwelling units, would represent a modest expansion 

of the Village’s housing inventory and would provide a range of unit types, including one-bedroom, two-

bedroom, and three-bedroom apartments, suitable for varying household sizes and demographic needs. 

The inclusion of 105 below-grade parking spaces would serve the anticipated parking demand generated 

by the project while minimizing the adverse visual and functional effects of surface parking on the 

surrounding streetscape. 

Accordingly, the proposed action would not result in significant adverse land use impacts. Rather, the 

redevelopment of the currently vacant commercial building as a mixed-use residential and retail project 

would constitute a beneficial land use change consistent with the character, intent, and zoning framework 

of the Business B District. 
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8. COMMUNITY SERVICE PROVIDERS 

8.1 Educational Facilities 

The project site is served by the Great Neck Union Free School District (UFSD). Total district enrollment 

was 6,600 students (based on latest available data from the New York State Education Department for the 

2024-2025 school year).3 The New York State Education Department’s Nonpublic Enrollment by Districts 

of Residence and Attendance4 provides a detailed breakdown between public and private school 

enrollment. For the 2024-2025 school year, there were 2,222 K-12 students who lived in the Great Neck 

UFSD but attended a private school.5 This represents 25% of children attending private schools: 

• 8,822 total students in grades K-12 

• 6,600 students in the public schools = 75% of 8,822 

• 2,222 students in private schools = 25% of 8,822 

The proposed project, like any residential development project, has the potential to generate school-aged 

children. To estimate the potential number of school-aged children, the applicant sought methodology and 

data that has been utilized within the Great Neck UFSD. This approach was identified based on a study 

performed by Urbanomics,6 which cited data utilized by the Great Neck UFSD, from the 2015‐2019 

American Community Survey Public Use Microdata (PUMS) for Nassau County for households living in 

units built in 2000 or later. Based on statistics from this study, the data revealed a multiplier of 0.20 school-

aged children per unit. Applying this multiplier to the proposed project would result in up to 11 school-aged 

children.  

Table 13: US Census ACS PUMS Multipliers (All Unit Types) 

Unit Type / Use Number/Size Rate Student Estimate 

All Units 55 0.20 students /unit 11 

Total 11 students 

 

However, it is also important to note that this selected PUMS dataset does not differentiate between 

public and private school attendance (which averages approximately 20-25% across the County and 25% 

in the Great Neck UFSD) and it does not differentiate between types of residential construction. Such data 

would include all types of residential construction since 2000, including single-family homes.  As such, an 

estimate of 11 school-aged children represents a conservative (high) estimate. When accounting for 

children attending private school, along with the actual type of residential construction, it would be 

reasonable to consider the number of students enrolling in public schools to be less than 11 (i.e., 8). 

 
3   https://data.nysed.gov/enrollment.php?year=2024&instid=800000049062 
4 https://data.nysed.gov/expenditures.php?instid=800000049062 
5   https://www.p12.nysed.gov/irs/statistics/nonpublic/enrollment-by-districts-of-residence-and-
attendance-nonpublic-2022-23.xlsx 
6 Urbanomics. Great Neck Public School District Districtwide Enrollment Projection/Demographic Study. 
See P. 24 & P. 25. April 2023 
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The 2023 Urbanomics study cited above also provides per-unit multipliers to further refine development 

projections. For the proposed project, these multipliers would result in up to 12 students (40 one-bedroom 

units x 0.16 + 12 two-bedroom units x 0.21 + three (3) three-bedroom units x 0.43 = 12 students). As a 

result, when accounting for the actual type of residential construction, it would be reasonable to consider 

the number of potential students to be 12 or less. 

Table 14: US Census ACS PUMS Multipliers (By Unit Type) 

Unit Type / Use Number/Size Rate Student Estimate 

One-Bedroom Unit 40 units 
0.16 students / 

unit 
6.4→ 7 

Two-Bedroom Unit 12 units 
0.21 students / 

unit 
2.52→ 3 

Three-Bedroom Unit 3 units 
0.43 students / 

unit 
1.29→ 2 

Total ~12 students 

 

Additional Studies 

Based upon additional recent local research focusing on school-aged children in transit-oriented 

developments on Long Island, the actual ratios of school-aged children are generally lower than the PUMS 

data (which does not account for typology difference in housing, including proximity to transit). The 2021 

study, Multifamily Housing Development Impacts in Long Island Communities School District Enrollment7, 

found that the average ratio of school-aged children was approximately 0.07, irrespective of unit type or 

public vs. private school enrollment trends. Based on this data, the Proposed Project would result in up to 

4 school-aged children, with up to 3 children attending public schools. While the Great Neck School District 

study cited above provides critical local data, it fails to distinguish between transit-oriented developments 

and typical residential projects elsewhere in the area. There is a strong inverse relation between a 

development’s proximity to transit and number of school children generated by the development. 

A 2019 study performed by the Real Estate Institute at Stony Brook University, titled Market Rate 

Apartment School-Aged Children Study, revealed a similar average ratio of 0.09 school-aged children per 

unit. This study included over 4,000 market rate apartment units across Long Island. Based on this data, 

the Proposed Project would result in up to five (5) school-aged children, with up to four (4) children 

attending public schools.  

Rutgers Multipliers & Census Data Projections 

Historically, one of the most commonly used resources for projecting school-age children is the Residential 

Demographic Multipliers for New York State8. The Rutgers model produces estimates of public school-age 

 
7 4Ward Planning & Long Island Regional Planning Council. Multifamily Housing Development Impacts in 
Long Island Communities School District Enrollment. March 2021. 
8 Rutgers University Center for Urban Policy Research. Residential Demographic Multipliers for New York 
State. 2006. 
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children based on housing type (rental vs. owner-occupied), size (number of bedrooms) and price. Inputs 

for the Rutgers University model are based on the 2000 Census and 2005 real estate values. 

Table 15: Rutgers University Residential Demographic Multipliers: School-Aged Children (SAC) 

Housing Category: 5+ Units, For Rent, Highest Price Range 

Unit Type / Use Number/Size Rate School-Aged Children 

One-Bedroom Unit 40 units 0.08 SAC / unit 3.2 → 4 

Two-Bedroom Unit 12 units 0.23 SAC / unit 2.76 → 3 

Three-Bedroom Unit 3 units 1.00 SAC / unit 3 

Total of Proposed Action Uses  ~ 10 school children 

For the Proposed Project, the Rutgers model estimates approximately 10 potential school children, with 

approximately 25% of these children attending private schools. However, as noted above, the data 

parameters associated with the Rutgers model are nearly 20 years old and thus should be supplemented 

with the additional data sources presented in this Section. 

Looking at these projections together, the proposed project is not anticipated to result in any adverse 

impacts to the Great Neck UFSD. Depending upon methodology and private school attendance, the 

estimated number of students associated with the proposed project could range from 4 to 12 new 

students. This minor increase in enrollment represents an average of less than one (1) new student per 

grade within the Great Neck UFSD and is not anticipated to adversely impact school resources or class 

sizes. 

8.2 Recreational Facilities 

The Village of Great Neck Plaza has two parks, which are both owned and managed by the Great Neck 

Park District. Jonathan L. Ielpi Firefighters Park (Grace Avenue/Barstow Road) is a two (2) acre park with a 

firefighter-themed playground, spray pad, picnic areas, gazebo and monument to Jonathan L Ielpi, a former 

Great Neck resident and distinguished firefighter. Cutter Mill Park (192 Great Neck Road) is approximately 

2.5 acres in size, and includes a basketball court, picnic tables, playground, spray pad and a World War II 

Memorial.  

The proposed project could generate approximately 104 to 107 new residents.9,10 While the new residents 

would likely utilize the Village’s existing parks, the small number of potential new users is not anticipated 

to significantly impact existing recreational facilities. Firefighters Park is approximately 200 feet from the 

corner of the subject property, providing future residents at 26 Linden Place/15 Barstow Road with an 

easily accessible, amenity-rich recreational facility. In addition, the building will have a rooftop terrace for 

the residents’ use. 

 
9 U.S. Census Bureau, Population Estimates Program. Population and Housing Unit Estimates. 2025. 
10 Rutgers University Center for Urban Policy Research. Residential Demographic Multipliers for New York State. 
2006. 
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8.3 Solid Waste Disposal 

Solid waste generation is estimated at four (4) pounds per bedroom per day (from a publication of the 

National Solid Waste Management Association).11 The proposed mixed-use project would generate an 

estimated 346 pounds per day of solid waste (Residential: 73 bedrooms x 4 pounds per bedroom/day = 

292 pounds per day; Commercial: 4,147 SF x 13 pounds per 1,000 SF/day = 54 pounds per day).  

Solid waste would be collected by a private carter and disposed of at a permitted solid waste management 

facility. Based on the relatively modest generation of solid waste associated with project operations, no 

impacts are anticipated. A more detailed discussion of construction debris management is provided in 

Section 3. 

8.4 Emergency Service Providers 

Police protection is provided by the Nassau County Police Department, Third Precinct, located at 214 

Hillside Avenue, Williston Park, NY 11596. Fire protection and ambulance service is provided by the Vigilant 

Engine and Hook & Ladder Company, located at 83 Cutter Mill Road, Great Neck, NY 11021. Health care 

is available at the North Shore University Hospital on Community Drive, less than three (3) miles from the 

proposed apartment complex and Long Island Jewish Hospital, which is less than four (4) miles away on 

Lakeville Road. 

Letters were sent to the Vigilant Engine and Hook & Ladder Company and the Nassau County Police 

Department, Third Precinct, on July 9, 2026. Copies of all correspondence are provided in Appendix E. A 

project description, location map and site plan were also enclosed.  

Responses have not been received to date from the Nassau County Police Department, Third Precinct, or 

Vigilant Engine and Hook & Ladder Company. When these letters are received, they will be provided to 

the Village.  

 

 
11 Technical Bulletin #85-6, Basic Data: Solid Waste Amounts, Composition and Management Systems, National Solid Waste Management 

Association, October 1985. 
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9. CUMULATIVE IMPACTS 

IMEG contacted the Village of Great Neck Plaza Building Department Superintendent to inquire if there 

were any other projects, in addition to the subject application, being planned for new or redevelopment.  

The one other active application is to redevelop the former (now vacant) St. Paul's Episcopal Church at 68 

Grace Avenue with a 64-unit apartment building. This other project's trips were calculated using the 

Institute of Transportation Engineers (ITE) Trip Generation Manual (12th Edition) and added into the No 

Build scenario.   

The cumulative effect of annual ambient growth, the traffic with the proposed redevelopment at 15 26 

Linden Place/Barstow Road, and the other planned project in the Village at 68 Grace Avenue, is that there 

will be no significant delay changes at the study intersections in this study. 

Additional Cumulative Growth Impacts 

• Demographics – the only nearby projects that would add new population and school children are 

the proposed project and 68 Grace Avenue. 

o The proposed project (40 one-bedroom units, 12 two-bedroom units, three (3) three-

bedroom units) would be home to 104 to 107 new residents, with an estimated four (4) to 

12 school children. 

o 68 Grace Avenue (30 one-bedroom units, 34 two-bedroom units) would be home to 121-

130 new residents with an estimated five (5) to 13 school children. 

Together these projects would add approximately 225 to 237 people, and approximately nine (9) 

to 25 school children. With over 7,800 people (2025 US Census estimate) in the Village of Great 

Neck Plaza, this would be an increase of approximately 3%. Similarly, with over 1,100 residents in 

the Village, up to 24 new school children is a minor increase. Further, within the Great Neck School 

District, nearly 25% of school children attend private school, further reducing potential public-

school impacts. 

• Water Resources: Each project is required to obtain letters of water and sewer availability. In 

addition to the proposed project, with 12,924 gallons per day of water use exclusive of irrigation 

and 12,924 gallons per day of sewage generation, 68 Grace Avenue would utilize 16,200 gallons 

per day of water use exclusive of irrigation and 16,200 gallons per day of sewage generation. As 

these flows are fairly low, capacity is not anticipated to be a concern. 

• Construction Impacts: The construction phasing of the two projects should be coordinated to 

minimize simultaneous work interruptions in the Village, particularly in the vicinity of Grace Avenue. 

The applicant will work with the Village to coordinate and schedule work accordingly once 

construction begins. 
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10. UNAVOIDABLE ADVERSE IMPACTS 

Short-Term Impacts from Construction 

Impacts due to the construction of the facility may include short-term erosion of exposed on-site soils and 

increased traffic, dust, and noise due to construction activities. These activities, discussed below, are short-

term, intermittent in nature, and largely contained on site, and would cease when construction was 

completed. Table 16 lists the impacts and mitigation measures. 

Table 16: Short Term Unavoidable Adverse Impacts 

 Short-Term Impact Mitigation to Minimize Impact 

Soil Erosion and 

Dust 

Clearing and grading of the property 

could result in the removal or import 

of earth material. The lack of ground 

cover and the movement of 

construction vehicles and equipment 

during construction pose the 

potential for soil erosion and dust. 

An extensive erosion control plan, 

including silt fences and erosion control 

ground cover, would minimize erosion, 

dust and runoff during construction. The 

proposed erosion control measures are 

provided in Section 3. 

Solid Waste Solid waste would be generated 

during construction. 

Wastes that are not being reused or 

recycled would be handled in accordance 

with all local, state and federal regulations.  

Noise and 

Vibration 

Noise and vibration would be 

generated during construction from 

construction and worker traffic, 

heavy equipment operation and 

delivery vehicles. 

Construction hours will be limited in 

accordance with Village Code. 

Coordination and mitigation of potential 

construction noise is provided in Section 3. 

Traffic Construction vehicles, delivery 

trucks and construction worker 

vehicles may impact traffic near and 

at the project site.  

Weekday peak hour traffic will not be 

significantly affected by construction 

vehicles.  

Long-Term Impacts 

Implementation of the proposed project would result in several long-term impacts. Mitigation measures 

previously discussed in this DEIS would reduce many of these impacts to a point where they are minor 

and acceptable in nature. The long-term impacts that cannot be fully mitigated are described in Table 17 

below. 
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Table 17: Long-Term Unavoidable Adverse Impacts 

 Impact Mitigation to Minimize Impact 

Groundwater Water consumption from the 

project will increase withdrawals of 

groundwater. 

Pesticides and fertilizers may be 

required. 

Water conservation measures will be 

employed.  

The owner will limit pesticide and fertilizer 

application.  

Stormwater Existing drainage patterns will be 

altered. 

A stormwater collection, treatment and 

recharge system will contain all of the 

stormwater onsite. 

Wastewater The project will generate 

wastewater.  

 

Wastewater will be handled at a 

wastewater treatment plant thereby 

minimizing nutrient impacts to groundwater. 

Energy Use There will be energy requirements 

for the proposed uses. 

Adequate energy is available and buildings 

will be designed to be energy efficient. 

Solid Waste Solid waste will be generated. Solid waste would be delivered to a 

permitted solid waste management facility.  
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11. IRRETRIEVABLE AND IRREVERSIBLE COMMITMENT OF RESOURCES 

Construction of the proposed project would result in the irretrievable commitment of land, construction 

materials and energy. The operation of the proposed project would result in the consumption of energy 

and various materials and supplies.  

The proposed project would develop approximately 0.77 acres of land. Once the mixed-use building is 

constructed it is unlikely that this land will be repurposed. 

Materials such as concrete, steel, other metals, masonry, wood, glass, gypsum board, and plastics would 

be used in construction. Once used on site, these materials would no longer be available for other 

construction or use. Soils and planting materials would also be utilized. During operation of the site, 

additional materials and supplies would be used for operation, repair and maintenance. Construction of the 

proposed project would also reduce manpower and labor resources available for other projects. 

Construction equipment and machinery require resources such as water, electricity and gas which would 

be consumed during the construction phase. During operation of the proposed project, energy and water 

resources would also be consumed on-site. Ongoing maintenance activities would require additional 

commitment of manpower. 

 

12. USE AND CONSERVATION OF ENERGY 

PSEG Long Island currently supplies energy to subject property and would continue to provide electricity 

to the new mixed-use development. As shown on the Utility Plan (SP-5), existing electric service is located 

along Linden Place. An existing electric vault is located just west of the proposed driveway and entrance 

on Linden Place. The existing electrical service connection stemming from this vault will be reused by the 

proposed project.  

National Grid currently supplies gas service to the subject property. As shown on the Utility Plan (SP-5) an 

existing natural gas main and gas service connection are close to the electrical vault described above. This 

existing service connection will be reused by the proposed project. 

The project’s preliminary energy estimates are shown below: 

Table 18: Preliminary Energy Use Estimate 

Building Type Proposed SF Est. kW/hr/sf/yr Est. BTU/hr/sf Est. kW/hr/yr Est. BTU/hr 

55 Residential 
Units + 4,417 
Commercial  

62,627 5 35 313,135 2,191,945 

An increase in energy consumption would occur as a result of this redevelopment project. The major 

energy demands of the residential units and commercial space would be for heating, cooling, lighting, and 

major appliances. More detailed load estimates will be provided to PSEG Long Island and National Grid 

following the development of detailed architectural and engineering plans. 

Modern energy efficient building materials and energy conservation would be incorporated into the design 

of the apartments. The apartments would utilize gas heating. Energy efficiency measures would include: 
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• High-efficiency heating/cooling equipment that utilizes environmentally friendly refrigerants 

• Programmable thermostats 

• Energy Star products/appliances 

• Low wattage/LED light bulbs 

• Sensor operated light switches 

• High R-value insulation materials for building envelope, glass, ductwork, piping, etc. 

• High efficiency domestic hot water storage equipment 

 

13. GROWTH-INDUCING ASPECTS OF THE PROPOSED ACTION 

The construction of the proposed project is expected to induce minimal population growth that will not 

require any major infrastructure improvements. The proposed utility plan utilizes existing service lines and 

connections to the site (all located on Linden Place). The residents utilizing existing retail and commercial 

facilities within the Village but would not be expected to create a demand for additional facilities. 

 

14. INITIAL IDENTIFICATION OF MITIGATION MEASURES 

• Standard mitigative practices during construction, including erosion and sedimentation control 

measures to control erosion, sedimentation, dust and stormwater runoff. 

• Compliance with Village construction hours and recognition of religious/community events. 

• Use of water and energy-efficient fixtures to reduce water and energy use. 
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15. ALTERNATIVES ANALYSIS 

Pursuant to 6 NYCRR § 617.9(b)(5)(v), a DEIS must contain a description and evaluation of reasonable 

alternatives to the proposed action. This section analyzes the impacts of the following alternatives and 

quantitatively and qualitatively compares these impacts to those associated with implementation of the 

proposed action, based upon the specific issues outlined above:  

• “No-Action” – The “No Action” alternative will describe and evaluate the potential impacts of 

leaving the site in its current condition.  

• Alternative Development with No Variances – This alternative will analyze the potential impacts 

of a mixed-use building without the need for variances. 

The No Action Alternative and Alternative Development with No Variances represent conceptual 

development alternatives that remain compatible with land uses in the surrounding area. The alternatives 

are described below along with a comparison of the most significant environmental impacts of the 

alternative use to the proposed use. A summary of the alternatives considered, and their relative 

environmental impacts is presented in tabular form in Table 19. 

15.1 No-Action Alternative 

Under the no-action alternative, the site would remain in its existing condition as a vacant commercial 

structure. There would be no changes to soils, topography, or water resources. More of the site would 

remain impervious as compared to the proposed action. Community character and visual resources would 

be unchanged. No additional vehicle or pedestrian trips, noise, or construction impacts would be generated. 

There would be no change in demand for community services. 

15.2 Development with No Variances 

Under this as-of-right development alternative, the site would be redeveloped with fewer units (34 units - 

26 one-bedroom units, six (6) two-bedroom units and 12 three-bedroom units), the same amount of retail 

space (4,147 SF) within a similar building type with 101 parking spaces (See Appendix B – Arch. Plan Set - 

Alternative Site Plan A-001). An excerpt of the Alternative Site Plan is provided below in Figure 13. 

There would be similar impacts to soils, topography, and slopes as the proposed action as the building and 

site layout would be similar. The site retains two levels of parking underneath the building, with the cellar 

and basement area totaling 50,308 square feet, while the proposed action totals 51,497 square feet. 

Similarly, overall lot coverage with the as-of-right development alternative is slightly reduced (62.5% lot 

coverage) compared to the proposed action (71.6% including the parking extension, 64.8% without the 

parking extension). Site setbacks are similar between the as-of-right alternative and the proposed action, 

with the exception of the rear yard setback along Canterbury Road (10 feet on as-of-right plan, 0’ on 

proposed action). 

There would be fifteen percent less water withdrawal and sanitary flow as there would be 34 units instead 

of 55. Community character would still be maintained and changes to visual resources would be similar to 

the proposed action (similar building footprint, design and building materials as the proposed action). 
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Figure 13: No-Variance Alternative Site Plan 
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Table 19: Alternatives Analysis 

Impact Area Units 

Proposed  Alternative 1 Alternative 2 

Mixed Use 
Development (55 
residential units, 

4,417 SF 
commercial 

space) 

No Action 
(Building remains 

as vacant 
commercial 

space) 

As-of-Right 
Development/No 

Variances (34 
residential units, 

4,147 SF 
commercial space) 

Total property size Acres 0.77 0.77 0.77 

Building Footprint Square Feet 23,906 17,082 20,853 

Gross Floor Area (GFA) Square Feet 62,627 30,861 41,070 

Lot Coverage Percent of Site 71.6% 1% 63% 

Height Stories 3     2     2     

Height  Feet 40'6" 27' 30'6" 

Density Units per Acre 71 0 44 

Studio apartment units Number Units 0 0 0 

1-bedroom apartment units Number Units 40 0 26 

2-bedroom apartment units Number Units 12 0 6 

3-bedroom apartment units Number Units 3 0 2 

New residents (1.88 average VGNP household 
size from US Census) 

 Number 104 0 19 

New residents (Rutgers multipliers)  Number 107 0 28 

New School Age Children in Schools (Rutgers 
multipliers) 

Number children 10 0 7 

Zoning Action Type No No No 

Variances Required Type 
Lot Coverage, 

Height, Setbacks 
None None 

Parking Required Number Spaces 104 N/A 71 

Parking Provided Number Spaces 105 N/A 101 

Peak Hour (Weekday AM) Traffic Vehicle trips 48 73 41 

Peak Hour (Weekday PM) Traffic Vehicle trips 55 110 50 

Peak Hour (Saturday) Traffic Vehicle trips 55 89 45 

Water Usage Gallons per day 3,523 - 3,600 293 - 300 2,344-2,400 

Sewage Usage Gallons per day 3,170 - 3,240 264 - 270 2,109-2,160 

Solid Waste - Residential (4 lbs/bedroom/day) Pounds per day 292 0 168 

Solid Waste - Commercial (13 lbs/1,000 SF/day) Pounds per day 54 0 54 

Impervious Area Percent of Site 94.8% 99.1% 91.8% 
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15.3 Traffic Analysis of As-of-Right Alternative 

Alternative Site Access 

The Alternative building would have the same site access as the proposed plan:  

• Cellar parking: access on Barstow Road at the same location as the proposed plan 

• Basement parking: access on Canterbury Road at the same location as the proposed plan 

• One-way circular drop-off/pick-up/delivery driveway on Linden Place at the same location as the 

proposed plan 

Alternative Parking 

The Alternative Plan would require 71 on-site parking spaces and would have 101 spaces provided. 

• 1.5 spaces space per 1-bedroom x 26 = 39 spaces 

• 1.75 spaces per 2-bedroom unit x 6 = 10.5 = 11 spaces 

• 2 spaces per 3-bedroom unit x 2 = 4 spaces 

• 4 spaces per 1,000 s.f. retail x 4,147 s.f. = 16.6 = 17 spaces 

• Total = 39 + 11 + 4 + 17 = 71 spaces required 

It is not physically realistic to satisfy Village code on one level, so the Alternative plan retains two (2) levels 

of parking below grade.  There would also still be 0 tandem spaces, and 19 basement level parking spaces 

(“public spaces”) in front of an interior roll-up gate. The gate would have remote access for residents only. 

Alternative Trip Generation 

The Alternative project’s trip generation was referenced from the 12th Edition of the Institute of 

Transportation Engineers (ITE) Trip Generation Manual (same land use codes 220 and 822 as the proposed 

project).  The transit and truck components would be similar: 0 or 1 trucks per hour. 

There would also be 3 to 4 (not 5) hourly vehicles using the drop-off/pick-up lane on the north side of the 

building during each peak hour period. 

The resulting peak hour trip generation numbers are shown in Table 20. 

As shown above, there is no traffic impact from the proposed action. Therefore, the Alternative plan which 

has smaller numbers of site-generated trips, will likewise have no impact on traffic flow. 

Table 20: Alternative Site-Generated Peak Hour Trips 

Tph = trips per hour 

Proposed Apartments 

 AM Peak Hour  PM Peak Hour  Saturday Peak Hour 
 Enter:  6 tph  Enter: 15 tph  Enter:  6 tph 
    Exit:   19 tph  Exit:     9 tph   Exit:   11 tph 
 Total: 25 tph  Total: 24 tph  Total: 17 tph 

Proposed Retail 

 AM Peak Hour  PM Peak Hour  Saturday Peak Hour 
 Enter:  9 tph  Enter: 13 tph  Enter: 14 tph 
    Exit:     7 tph  Exit:    13 tph   Exit:   14 tph 
 Total: 16 tph  Total:  26 tph  Total: 28 tph 
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TOTALS 

 Enter: 15 tph  Enter: 28 tph  Enter: 20 tph 
    Exit:    26 tph  Exit:    22 tph   Exit:   25 tph 
 Total:  41 tph  Total:  50 tph  Total: 45 tph 

 

 


